
1 

COUNTY OF SAN MATEO, PLANNING AND BUILDING DEPARTMENT 
 

NOTICE OF INTENT TO ADOPT 
REVISED MITIGATED NEGATIVE DECLARATION 

 
A notice, pursuant to the California Environmental Quality Act of 1970, as amended (Public 
Resources Code 21,000, et seq.), that the following project:  Half Moon Grow Cannabis 
Cultivation License Application (Revised IS/MND), when adopted and implemented, will not 
have a significant impact on the environment. 
 
FILE NO.:  MNA2018-00022 
 
OWNER:  SKRRC LLC 
 
APPLICANT:   
 

Cultivation Licenses Nursery License 
Half Moon Grow, Inc. Half Moon Grow Nursery, Inc. 
3110 E. Garvey Ave S. 37K Frenchman’s Creek Road 
West Covina, CA  91791 Half Moon Bay, CA  94019 

 
ASSESSOR’S PARCEL NO.:  048-320-020 
 
LOCATION:  37 Frenchman’s Creek Road, Half Moon Bay 
 
PROJECT DESCRIPTION 
 
Much of the existing site was developed in the 1960s for agricultural purposes.  Several 
engineered greenhouses and metal barn/storage buildings have been constructed on the site 
(see attached civil plans – Attachment A). Additionally, associated roadways, parking areas, 
irrigation system, and other related infrastructure are present on the property and have been 
used historically to grow orchids, ornamental flowers, and cherry trees.  The proposed project 
(cannabis cultivation) will occupy the existing mixed light greenhouses.  Water will be obtained 
via an existing licensed in-stream diversion as described below.  No new construction is 
proposed. 

 
A total of five greenhouse buildings will be used as shown below (please see Attachment B 
(architectural plans) for location of referenced greenhouses): 
 

Greenhouse 
Number 

License Type License Number Size of Canopy 

2 Nursery TCA18-9557* 4,064 sq. ft. 

3 Nursery TCA18-9557* 37,779 sq. ft. 

8 Small Mixed Light TCA18-9561 
TCA18-9564 
TCA18-9566 

5,940 sq. ft. 
9,504 sq. ft. 
9,504 sq. ft. 

9S Medium Mixed Light TCA18-9567# 8,640 sq. ft. 

9N Medium Mixed Light TCA18-9567# 8,640 sq. ft. 

 
* The applicant for the Nursery license (Half Moon Grow Nursery, Inc.) is proposing to split this license between 

the two greenhouses. 
# The applicants propose to split the Medium Mixed Light license between the two greenhouses. 
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In addition to the greenhouses cited above, four existing warehouse buildings will be used for 
storage of fertilizer and other agricultural supplies, a drying shed, and office/personnel use. 

 
The applicants propose using hydroponic growing practices to minimize water use.  All water 
will be supplied from existing permitted sources.  No new water sources are proposed.  The 
applicants are proposing a workforce of eight full-time employees with up to an additional eight 
part-time employees during harvest periods.  No new buildings are proposed. 
 
Water Supply 
The existing in-stream water diversion, which has been in place since 2009, is permitted by 
water right licenses 6556 and 10827 and an existing California Department of Fish and Wildlife 
(CDFW) Lake and Streambed Alteration Agreement (LSAA) for use in irrigating an orchid flower 
farm and fruit orchards present on the property for more than 30 years; both licenses were 
amended by the State Water Resources Control Board (SWQCB) in 2012 by the former 
owner/operator to improve efficiency and reduce long-term maintenance requirements that were 
detrimental to the stream corridor. Diversion under the existing amended licenses and LSAA is 
confined to the period of January 1 to March 31 of each year.  During this period, the required 
minimum in-stream bypass flow rate has been set at 2.8 cubic feet second (cfs) and stream flow 
must increase above this rate in order for the applicants to divert water out of Frenchman’s 
Creek.  The maximum rate of diversion may not exceed 0.4 cfs (180 gallons per minute) and the 
total amount of water allowed to be diverted in a single season may not exceed 10.66-acre feet. 
 
The existing state water right licenses will be transferred to the new property owner (Half Moon 
Grow) as part of the change in ownership/sale of property.  The applicant provided written 
notification to CDFW pursuant to Section 1600 of the Fish and Game Code to apply for a new 
LSAA subject to the conditions of the former LSAA on September 20, 2018.  As part of the 
notification, water calculations were submitted by the applicants to show that the total annual 
diversion is not expected to exceed 4.0-acre feet in most years, below the allowable 10.66-acre 
feet authorized under the existing state license and previous water diversions historically 
conducted by the prior owner. 
 
Energy 
The application materials indicate that the applicants intend to enroll in either PG&E’s Solar 
Choice program or Peninsula Clean Energy’s Eco100 clean energy program.  Both programs 
provide electricity from 100% renewable sources.  The applicants have stated that they intend to 
install a PV (solar) system at the site in the future to reduce their costs while still meeting the 
County’s requirements. 
 
FINDINGS AND BASIS FOR A NEGATIVE DECLARATION 
 
The Current Planning Section has reviewed the initial study for the project and, based upon 
substantial evidence in the record, finds that: 
 
1. The project will not adversely affect water or air quality or increase noise levels 

substantially. 
 
2. The project will not have adverse impacts on the flora or fauna of the area. 
 
3. The project will not degrade the aesthetic quality of the area. 
 
4. The project will not have adverse impacts on traffic or land use. 



3 

 
5. In addition, the project will not: 
 
 a. Create impacts which have the potential to degrade the quality of the environment. 
 
 b. Create impacts which achieve short-term to the disadvantage of long-term 

environmental goals. 
 
 c. Create impacts for a project which are individually limited, but cumulatively 

considerable. 
 
 d. Create environmental effects which will cause substantial adverse effects on human 

beings, either directly or indirectly. 
 
The County of San Mateo has, therefore, determined that the environmental impact of the 
project is less than significant. 
 
MITIGATION MEASURES included in the project to avoid potentially significant effects: 
 
Mitigation Measure 1:  Prior to the issuance of the requested Type 2B or 3B (Mixed Light, 
Cultivation) licenses, the applicant shall install a carbon filter system (or a comparable system) 
on the exhaust outlets for all buildings that will contain flowering cannabis plants or their 
product.  This includes the greenhouses and the drying and processing buildings.  The applicant 
shall also submit a maintenance plan (which includes record keeping) for review and approval 
prior to issuance of the requested licenses. 
 
Mitigation Measure 2:  From the California Department of Fish and Wildlife Lake and 
Streambed Alteration Agreement for the Half Moon Grow (37 Frenchman’s Creek Road) 
cannabis cultivation license: 
 

 The season of diversion (from Frenchman’s Creek) shall be limited from January 1 to March 
31 of each year ("forbearance period"). From April 1 to December 31, all water shall be 
allowed to pass the point of diversion. 

 

 The maximum instantaneous rate of withdrawal (from Frenchman’s Creek) shall not exceed 
0.4 cubic feet per second (cfs) or 180 gallons per minute (gpm) at any time. The maximum 
amount of water to be diverted in any one year shall not exceed 10.66-acre feet. 

 

 No water shall be diverted until at least 2.8 cfs is allowed to bypass the existing point of 
diversion (in Frenchman’s Creek). 

 
Mitigation Measure 3:  If any buildings that may provide habitat for any species of bat will be 
significantly altered, modified, or if activities could result in a disturbance to roosting bats, a bat 
roost survey shall be performed during the appropriate roosting period (April 1 to September 15) 
prior to any modification, and if bats are present, CDFW shall be consulted before any change 
in use or modification of the building occurs. 
 
RESPONSIBLE AGENCY CONSULTATION 
 
Regional Water Quality Control Board 
California Department of Fish and Wildlife 
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County of San Mateo 
Planning and Building Department 

 
INITIAL STUDY 

ENVIRONMENTAL EVALUATION CHECKLIST 
(To Be Completed by Planning Department) 

 
 
1. Project Title:  Half Moon Grow Cannabis Cultivation License application (Revised IS/MND) 
 
2. County File Number:  MNA2018-00022 
 
3. Lead Agency Name and Address:  San Mateo County Planning Department 

455 County Center, 2nd Floor 
Redwood City, CA  94063 

 
4. Contact Person and Phone Number:   Michael Schaller, Senior Planner 

650/363-1849 
 
5. Project Location:   37 Frenchman’s Creek Road 
  Half Moon Bay, CA  94019 
 
6. Assessor’s Parcel Number and Size of Parcel:  048-320-020 (164.23 acres) 
 
7. Project Sponsor’s Name and Address:   
 

Cultivation Licenses Nursery License 
Half Moon Grow, Inc. Half Moon Grow Nursery, Inc. 
3110 E. Garvey Ave S. 37K Frenchman’s Creek Road 
West Covina, CA  91791 Half Moon Bay, CA  94019 

 
8. Name of Person Undertaking the Project or Receiving the Project Approval (if different 

from Project Sponsor):  Same as above. 
 
8. General Plan Designation:  Agriculture (Rural) 
 
9. Zoning:  Planned Agricultural Development (PAD) 
 
10. Description of the Project:  (Describe the whole action involved, including, but not limited to, 

later phases of the project, and any secondary, support, or off-site features necessary for its 
implementation.) 

 
Much of the existing site was developed in the 1960s for agricultural purposes.  Several 
engineered greenhouses and metal barn/storage buildings have been constructed on the site 
(see attached civil plans – Attachment A). Additionally, associated roadways, parking areas, 
irrigation system, and other related infrastructure are present on the property and have been 
used historically to grow orchids, ornamental flowers, and cherry trees.  The proposed project 
(cannabis cultivation) will occupy the existing mixed light greenhouses.  Water will be obtained 
via an existing licensed in-stream diversion as described below.  No new construction is 
proposed. 
 



2 

A total of five greenhouse buildings will be used as shown below (please see Attachment B 
(architectural plans) for location of referenced greenhouses): 

 
GREENHOUSE 
NUMBER 

LICENSE TYPE LICENSE NUMBER SIZE OF CANOPY 

2 Nursery TCA18-9557* 4,064 sq. ft. 

3 Nursery TCA18-9557* 37,779 sq. ft. 

8 Small Mixed Light TCA18-9561 

TCA18-9564 

TCA18-9566 

5,940 sq. ft. 

9,504 sq. ft. 

9,504 sq. ft. 

9S Medium Mixed Light TCA18-9567# 8,640 sq. ft. 

9N Medium Mixed Light TCA18-9567# 8,640 sq. ft. 

 
*The applicant for the Nursery license (Half Moon Grow Nursery, Inc.) is proposing to split this license between the 
two greenhouses. 

#The applicants propose to split the Medium Mixed Light license between the two greenhouses. 

 

In addition to the greenhouses cited above, four existing warehouse buildings will be used for 
storage of fertilizer and other agricultural supplies, a drying shed, and office/personnel use. 

 
The applicants propose using hydroponic growing practices to minimize water use.  All water 
will be supplied from existing permitted sources.  No new water sources are proposed.  The 
applicants are proposing a workforce of eight full-time employees with up to an additional eight 
part-time employees during harvest periods.  No new buildings are proposed. 
 
Water Supply 
The existing in-stream water diversion, which has been in place since 2009, is permitted by 
water right licenses 6556 and 10827 and an existing California Department of Fish and Wildlife 
(CDFW) Lake and Streambed Alteration Agreement (LSAA) for use in irrigating an orchid 
flower farm and fruit orchards present on the property for more than 30 years; both licenses 
were amended by the State Water Resources Control Board (SWQCB) in 2012 by the former 
owner/operator to improve efficiency and reduce long-term maintenance requirements that 
were detrimental to the stream corridor. Diversion under the existing amended licenses and 
LSAA is confined to the period of January 1 to March 31 of each year.  During this period, the 
required minimum in-stream bypass flow rate has been set at 2.8 cubic feet second (cfs) and 
stream flow must increase above this rate in order for the applicants to divert water out of 
Frenchman’s Creek.  The maximum rate of diversion may not exceed 0.4 cfs (180 gallons per 
minute) and the total amount of water allowed to be diverted in a single season may not 
exceed 10.66-acre feet. 
 
The existing state water right licenses will be transferred to the new property owner (Half Moon 
Grow) as part of the change in ownership/sale of property.  The applicant provided written 
notification to CDFW pursuant to Section 1600 of the Fish and Game Code to apply for a new 
LSAA subject to the conditions of the former LSAA on September 20, 2018.  As part of the 
notification, water calculations were submitted by the applicants to show that the total annual 
diversion is not expected to exceed 4.0-acre feet in most years, below the allowable 10.66-
acre feet authorized under the existing state license and previous water diversions historically 
conducted by the prior owner. 
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 Energy 

The application materials indicate that the applicants intend to enroll in either PG&E’s Solar 
Choice program or Peninsula Clean Energy’s Eco100 clean energy program.  Both programs 
provide electricity from 100% renewable sources.  The applicants have stated that they intend 
to install a PV (solar) system at the site in the future to reduce their costs while still meeting the 
County’s requirements. 

 
11. Surrounding Land Uses and Setting:  Agricultural/Open Space.  There is a residence 

approximately 400 feet west of the southernmost greenhouse on the project parcel.  There is 
another residence approximately 1,000 feet north of the northernmost greenhouse proposed 
for use under this license application. All surrounding parcels are designated for agricultural or 
open space use.  The nearest school (Half Moon Bay HS) is approximately 1.1 miles south of 
the Project site.  There are no other known protected sites (i.e., day care centers, youth 
centers or playgrounds, drug or alcohol treatment centers, residentially-designated properties) 
within 600 feet of the project site. 

 
The project parcel is approximately 164 acres in size.  The western property line is roughly 
contiguous with Frenchman’s Creek.  The Creek is bordered by typical Coastal Riparian 
habitat on both sides.  The existing water diversion structure is located within the creek 
channel with the existing pump house and storage tanks adjacent, but outside the banks of the 
creek.  These structures were constructed under permit in the 1960’s.  No alterations or 
modifications of these structures are proposed.  Water from the creek diversion is pumped east 
and uphill to an existing reservoir (approximately 12.25 acre-foot capacity) that has been used 
historically to provide water storage for the greenhouse complex.  The reservoir sits at the top 
of a ridge that bisects the project parcel.  To the east of this ridge lies the canyon in which the 
greenhouse complex is located.  Loess Creek, a tributary to Frenchman’s Creek runs through 
this canyon.  Much of Loess Creek was undergrounded sometime in the 1950s or 60s.  To the 
east of this canyon lies a dominant ridge that occupies the entire eastern portion of the project 
parcel.  No activities are proposed in this area of the parcel. 
 
As part of a separate permitting process to legalize buildings constructed approximately 10 
years ago, the applicants have submitted a biological study prepared by Sol Ecology 
(Attachments C and D).  The following information is from that report.  Soils at the site are 
mapped as Miramar coarse sandy loam, Farrallone coarse sandy loam, and Gullied Land 
(alluvial soil material). The Miramar and Farrallone series consist of moderately deep, well 
drained soils that formed in material weathered from quartz diorite. These soil types are found 
on coastal hills and mountains with slopes between 9 to 75 percent, at elevations between 200 
to 2,000 feet.  Typical vegetation includes coastal shrubs such as monkey flower, sage, and 
poison oak.  Elevations at the Project site range from 150 feet to 400 feet (45 to 120 meters).  
Vegetation on the developed portions of the Project site consists of disturbed ruderal grassland 
and ornamental varietals. Surrounding vegetation on the undeveloped areas of the parcel 
consists of mixed chaparral dominated by shrub species including: coyote brush, coffeeberry, 
blue blossom, and poison oak. Common wildlife species in these habitats include: Botta’s 
pocket gopher, deer mouse, song sparrow, wrentit, spotted towhee, and western fence lizard. 
 
Arroyo willow vegetation is present along daylighted portions of Loess Creek both above and 
below the greenhouse complex. This sensitive community forms a nearly impenetrable thicket 
along the creek. Other plant species present in this community include California blackberry, 
white alder, horsetail, sedges, Pacific dogwood, Pacific wax myrtle, and western sword fern, as 
well as invasive species including English ivy, fennel, and poison hemlock.  The project does 
not propose to alter these areas.  
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An approximately 0.6-acre perennial wetland is present in the center of the project site. This 
low-lying feature appears to be the result of man-made modifications including the discharge of 
steam from the adjacent boiler plant (abandoned) and the collapse of the underground pipe 
(that Loess Creek used to run through) in 1998. The wetland is characterized by a mix of 
sedges, rush, and seep monkeyflower.  A small channel is also present and receiving water 
from an unknown source. This channel is surrounded by riparian species including willow, 
white alder, Pacific dogwood, and Pacific wax myrtle. These features (wetlands and riparian 
habitat) are more than 50 feet from the nearest structure to be used for cannabis cultivation.  
The applicants are not proposing to alter or disturb these features. 
 
Based on the presence of biological communities described above and soils at the site, the 
project site has a low to moderate potential to support five (5) Special Status Plant species: 
Kellogg’s horkelia, arcuate bush-mallow, Choris’ popcornflower, chaparral ragwort, and San 
Francisco campion. All five of these species may be present in the surrounding chaparral 
habitat, including adjacent to the roadway within the project site.  However, the applicants do 
not propose to disturb these areas as part of this cultivation application. 
 
Seventeen (17) special-status wildlife species have been documented within five miles of the 
project site.  Based on the presence of biological communities described above, the project 
site has a moderate to high potential to support four (4) of these species including: bats; 
Monarch butterfly; California red-legged frog (CRLF); San Francisco (saltmarsh) common 
yellowthroat; and San Francisco dusky-footed woodrat. 

 
San Francisco garter snake is also documented in the Frenchman’s Creek riparian corridor but 
is unlikely to occur on the site due to the large drop outfall located downstream at the 
confluence of Frenchman’s Creek and Loess Creek. Topography at this outfall combined with 
the approximately 500 feet of undergrounding Loess Creek experiences before daylighting 
likely precludes most SFGS from moving upstream into habitats on the project site. The outfall 
is also a barrier to migrating fish, including protected steelhead known to occur in Frenchman’s 
Creek. 

 
There are numerous documented occurrences of CRLF both in Frenchman’s Creek and the 
surrounding vicinity, and the species likely breeds in Frenchman’s Creek.  However, due to the 
seasonal nature of Loess Creek it is unlikely that CRLF breed there. While water was observed 
in the perennial wetland, this feature is not likely to provide breeding habitat due to the 
absence of open water habitat.  A few small step-pools were observed elsewhere in Loess 
Creek; however, none were deep enough to provide suitable breeding habitat and no water 
was present during a site visit. Few aquatic invertebrates were seen due to lack of cobble 
substrate and thus, Loess Creek does not provide ideal foraging habitat for most amphibians. 
Based on this, adult CRLF may disperse into Loess Creek and its associated riparian habitat at 
the end of the wet season; though it’s likely CRLF do not remain in Loess Creek during the 
summer and may instead disperse back into Frenchman’s Creek or move further into 
surrounding upland habitats where perennial water sources (stock pond and springs) are 
present. 

 
There are several special status birds that may also be present and/or nest in the riparian 
habitat on the project site (both the greenhouse complex and the Frenchman’s Creek riparian 
corridor), including saltmarsh common yellowthroat. This species is also documented in 
Frenchman’s Creek and may utilize willow riparian habitat on the property. San Francisco 
dusky-footed woodrat may also utilize willow riparian habitat or chaparral on the project site; 
though no stick houses have been observed during any of the site visits.   
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Evidence of an active bat roost was observed within one of the metal barns on the project site 
including guano (droppings) and urine staining.  This structure appeared to be in regular use at 
the time of the assessment for material storage by the previous land owner and is therefore 
likely a night roost rather than a maternity day roost.  Additional roost habitat was also 
identified on the exterior of an adjacent building (former labor housing), though no sign of 
active use was observed. The project does not propose demolition or modification to either 
building, nor does it propose any new or reuse of these two structures, and thus, no significant 
impact to bats is anticipated.   

 
Lastly, one special status invertebrate, Monarch butterfly may potentially winter roost in trees 
located on the property. A winter roost site is documented within one mile downstream on 
Frenchman’s Creek near Highway 1. Suitable roost trees are present on the project site, 
though most are north-facing rather than south-facing and there is no known historic use of 
these trees for butterfly roosting.  

 
12. Other Public Agencies Whose Approval is Required:  CalCannabis Cultivation Licensing, 

(a division of the California Department of Food and Agriculture); Regional Water Quality 
Control Board; Department of Fish and Wildlife; Bay Area Air Quality Management District 

 
13. Have California Native American tribes traditionally and culturally affiliated with 

the project area requested consultation pursuant to Public Resources Code 
Section 21080.3.1?  If so, is there a plan for consultation that includes, for example, the 
determination of significance of impacts to tribal cultural resources, procedures 
regarding confidentiality, etc.?:  (NOTE: Conducting consultation early in the CEQA process 
allows tribal governments, lead agencies, and project proponents to discuss the level of 
environmental review, identify and address potential adverse impacts to tribal cultural 
resources, and reduce the potential for delay and conflict in the environmental review process 
(see Public Resources Code Section 21080.3.2.).  Information may also be available from the 
California Native American Heritage Commission’s Sacred Lands File per Public Resources 
Code section 5097.96 and the California Historical Resources Information System 
administered by the California Office of Historic Preservation.  Please also note that Public 
Resources Code section 21082.3(c) contains provisions specific to confidentiality). 

 
No California Native American tribe has requested consultation pursuant to Public 
Resources Code section 21080.3.1.  Additionally, the project site has been developed with 
greenhouses and other supporting buildings and structures for over 40 years.  While the 
County is only obligated to engage in consultation when a California Native American tribe 
has requested such consultation, and none have done so, it is the County’s policy to 
nonetheless initiate the consultation process when undeveloped land is proposed for 
development.  However, because the project proposes only to reuse existing greenhouses, 
County staff has determined such outreach is not warranted in this particular instance. 

 
ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED 
 
The environmental factors checked below would be potentially affected by this project, involving at 
least one impact that is a “Potentially Significant Impact” or “Significant Unless Mitigated” as indicated 
by the checklist on the following pages. 
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 Aesthetics  Energy   Public Services  

 Agricultural and Forest 
Resources 

 Hazards and Hazardous 
Materials  

 Recreation  

X Air Quality  Hydrology/Water Quality   Transportation  

X Biological Resources  Land Use/Planning   Tribal Cultural Resources 

 Climate Change   Mineral Resources   Utilities/Service Systems  

 Cultural Resources   Noise   Wildfire 

 Geology/Soils  Population/Housing X Mandatory Findings of 
Significance 

 
 
EVALUATION OF ENVIRONMENTAL IMPACTS 
 
1. A brief explanation is required for all answers except “No Impact” answers that are adequately 

supported by the information sources a lead agency cites.  A “No Impact” answer is adequately 
supported if the referenced information sources show that the impact simply does not apply to 
projects like the one involved (e.g., the project falls outside a fault rupture zone).  A “No 
Impact” answer should be explained where it is based on project-specific factors as well as 
general standards (e.g., the project will not expose sensitive receptors to pollutants, based on 
a project-specific screening analysis). 

 
2. All answers must take account of the whole action involved, including off-site as well as on-

site, cumulative as well as project-level, indirect as well as direct, and construction as well as 
operational impacts. 

 
3. Once the lead agency has determined that a particular physical impact may occur, then the 

checklist answers must indicate whether the impact is potentially significant, less than 
significant with mitigation, or less than significant.  “Potentially Significant Impact” is appro-
priate if there is substantial evidence that an effect may be significant.  If there are one or more 
“Potentially Significant Impact” entries when the determination is made, an Environmental 
Impact Report (EIR) is required. 

 
4. “Negative Declaration:  Less Than Significant with Mitigation Incorporated” applies where the 

incorporation of mitigation measures has reduced an effect from “Potentially Significant Impact” 
to a “Less Than Significant Impact.”  The lead agency must describe the mitigation measures, 
and briefly explain how they reduce the effect to a less than significant level (mitigation 
measures from “Earlier Analyses,” as described in 5. below, may be cross-referenced). 

 
5. Earlier analyses may be used where, pursuant to the tiering, program EIR, or other California 

Environmental Quality Act (CEQA) process, an effect has been adequately analyzed in an 
earlier EIR or negative declaration (Section 15063(c)(3)(D)).  In this case, a brief discussion 
should identify the following: 

 
 a. Earlier Analysis Used.  Identify and state where they are available for review. 
 
 b. Impacts Adequately Addressed.  Identify which effects from the above checklist were 

within the scope of and adequately analyzed in an earlier document pursuant to 
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applicable legal standards, and state whether such effects were addressed by mitigation 
measures based on the earlier analysis. 

 
 c. Mitigation Measures.  For effects that are “Less Than Significant with Mitigation 

Measures Incorporated,” describe the mitigation measures which were incorporated or 
refined from the earlier document and the extent to which they address site-specific 
conditions for the project. 

 
6. Lead agencies are encouraged to incorporate into the checklist references to information 

sources for potential impacts (e.g., general plans, zoning ordinances).  Reference to a 
previously prepared or outside document should, where appropriate, include a reference to the 
page or pages where the statement is substantiated. 

 
7. Supporting Information Sources.  Sources used or individuals contacted should be cited in the 

discussion. 
 
 

1. AESTHETICS.  Except as provided in Public Resources Code Section 21099, would the 
project: 

  Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

1.a. Have a substantial adverse effect on a 
scenic vista, views from existing residen-
tial areas, public lands, water bodies, or 
roads? 

   X 

Discussion:  The proposed cultivation will occur within existing greenhouse buildings.  No new 
structures are proposed.  The Project site is located in a canyon and is not readily visible any 
existing residentially zoned areas.  No public lands, water bodies or roads are adjacent to the 
Project site which might be impacted by the re-use of these existing buildings. 

Source:  County of San Mateo, 1986, General Plan Policies; County of San Mateo Local Coastal Program; County GIS; 

Site Reconnaissance 

1.b. Substantially damage or destroy scenic 
resources, including, but not limited to, 
trees, rock outcroppings, and historic 
buildings within a state scenic highway? 

   X 

Discussion:  As stated above, no new buildings or other significant external structural changes are 
proposed on the Project site.  The Project site is not within the view shed of a state scenic highway.  
There are no historic buildings on the Project site. 

Source:  San Mateo County GIS 

1.c. In non-urbanized areas, substantially 
degrade the existing visual character or 
quality of public views of the site and its 
surroundings, such as significant change 
in topography or ground surface relief 

   X 
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features, and/or development on a 
ridgeline?  (Public views are those that 
are experienced from publicly accessible 
vantage point.)  If the project is in an 
urbanized area, would the project 
conflict with applicable zoning and other 
regulations governing scenic quality? 

Discussion:  The Project site is within a non-urbanized area, however, the proposed project will 
occur entirely within existing greenhouse structures and therefore will not modify the existing visual 
character of the site.  See discussion under Question 1(a). 

Source:  Project Applications, Site Reconnaissance 

1.d. Create a new source of substantial light 
or glare that would adversely affect day 
or nighttime views in the area? 

  X  

Discussion: As discussed above in the project description section, cultivation activities will be 
divided amongst five existing greenhouse buildings.  Plants that are in the “germination” or 
“seedling” stage start their lifecycles in the Nursery buildings (Buildings 2 and 3 on the site plan).  
These two buildings currently do not have artificial lighting (aka “grow lights”), however, the 
applicants are proposing to install such lighting into these two buildings.  Once plants have grown 
into the “mature” stage, they will be transferred into one of the three other greenhouses (Buildings 8, 
9S or 9N).  These three greenhouses are already equipped with artificial lighting.  There is a history 
of artificial “grow light” usage at the site, however, the site has been in a relatively low level of usage 
for the last 1-2 years and thus the use of the existing grow lights during this period has been limited.  
 
The Environmental Impact Report adopted by the CalCannabis Cultivation Licensing Division during 
the creation of the State’s cannabis cultivation regulations acknowledges the potential for new 
sources of nighttime light and included required screening measures to reduce potential impacts: 

“[M]ixed-light cultivation of cannabis involves the cultivation of cannabis using both 
natural and artificial light and darkness for the purpose of controlling the life cycle of the 
plant. Techniques used to manipulate light, such as using tarps or other measures to 
exclude natural light or using low- or high intensity artificial lighting systems, could be 
visible outside of greenhouses or other mixed light facilities during the daytime or at 
night and could create a nuisance to adjacent and nearby properties, residences, and/or 
motorists traveling on affected roadways. The degree to which such lighting would 
create adverse impacts on sensitive receptors would vary widely among proposed 
cultivation sites, but could be significant in some locations.  The Proposed Program 
regulations, however, would include implementation of environmental protection 
measures requiring that artificial lighting used for the manipulation of plant growth cycles 
be shielded to minimize the visual effects of the presence of lighting and nighttime glare 
(Section 8314; see Appendix A). Therefore, visual impacts from the Proposed Program 
would be less than significant.”  

California Department of Food and Agriculture, CalCannabis Cultivation Licensing, Final PEIR, November 
2017 

Consistent with this analysis, the State regulations (CalCannabis Regulations) contain the following 
requirement: 

§ 8304. General Environmental Protection Measures. 
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(g) Mixed-light license types of all tiers and sizes shall ensure that lights used for cultivation are 
shielded from sunset to sunrise to avoid nighttime glare. 

Because the project is required to satisfy this State requirement, Staff has determined that there will 
be no significant visual impact due to the use of grow lights at the facility. 

Also, to address the potential for fugitive light to escape the Project site due to security lighting, the 
CalCannabis Regulations also require: 

§ 8304 General Environmental Protection Measures. 

(c) All outdoor lighting used for security purposes shall be shielded and downward facing. 

The applicants have submitted preliminary architectural plans which show compliance with both of 
these State regulatory requirements.  

Source:  California Code Of Regulations, Title 3. Food And Agriculture, Division 8. Cannabis Cultivation, Chapter 1. 

Cannabis Cultivation Program (CalCannabis Regulations); Project Plans 
 

1.e. Be adjacent to a designated Scenic 
Highway or within a State or County 
Scenic Corridor? 

   X 

Discussion:  The Project site is not adjacent to or within the boundaries of a State or County Scenic 
Corridor. 

Source:  San Mateo County GIS 

1.f. If within a Design Review District, conflict 
with applicable General Plan or Zoning 
Ordinance provisions? 

   X 

Discussion:  The Project site is not within a Design Review District. 

Source:  San Mateo County GIS 

1.g. Visually intrude into an area having 
natural scenic qualities? 

   X 

Discussion:  The proposed project will occur entirely within existing greenhouse structures and 
therefore will not modify the existing visual character of the site. See discussion under Question 
1(a). 

Source:  County of San Mateo, 1986, General Plan Policies; County of San Mateo Local Coastal Program; County GIS; 

Site Reconnaissance 

 



10 

2. AGRICULTURAL AND FOREST RESOURCES.  In determining whether impacts to 
agricultural resources are significant environmental effects, lead agencies may refer to the 
California Agricultural Land Evaluation and Site Assessment Model (1997) prepared by the 
California Department of Conservation as an optional model to use in assessing impacts on 
agriculture and farmland.  In determining whether impacts to forest resources, including 
timberland, are significant environmental effects, lead agencies may refer to information 
compiled by the California Department of Forestry and Fire Protection regarding the state’s 
inventory of forest land, including the Forest and Range Assessment Project and the Forest 
Legacy Assessment project; and forest carbon measurement methodology provided in 
Forest Protocols adopted by the California Air Resources Board.  Would the project: 

  Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

2.a. For lands outside the Coastal Zone, 
convert Prime Farmland, Unique 
Farmland, or Farmland of Statewide 
Importance (Farmland) as shown on the 
maps prepared pursuant to the Farmland 
Mapping and Monitoring Program of the 
California Resources Agency, to non-
agricultural use? 

   X 

Discussion:  The Project site is within the Coastal Zone.  The proposed use of the existing under-
utilized greenhouses to grow cannabis will revitalize their historic use as agricultural structures. The 
project will not convert any farmland to non-agricultural use. 

Source:  San Mateo County GIS 

2.b. Conflict with existing zoning for 
agricultural use, an existing Open Space 
Easement, or a Williamson Act contract? 

   X 

Discussion:  The Project site is zoned for agricultural use; cultivation of cannabis is an agricultural 
activity consistent with this agricultural zoning.  The proposed site is not subject to an existing Open 
Space Easement or Williamson Act contract. 

Source:  San Mateo County Zoning Regulations; San Mateo County GIS 

2.c. Involve other changes in the existing 
environment which, due to their location 
or nature, could result in conversion of 
Farmland to non-agricultural use or 
conversion of forestland to non-forest 
use? 

   X 

Discussion:  See discussion under Question 2(a) and (b). 

Source:   
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2.d. For lands within the Coastal Zone, 
convert or divide lands identified as 
Class I or Class II Agriculture Soils and 
Class III Soils rated good or very good 
for artichokes or Brussels sprouts? 

   X 

Discussion:  The proposed project will utilize the existing greenhouses on the site. No new 
buildings are proposed.  No lands will be converted or divided. 

Source:  San Mateo County GIS 

2.e. Result in damage to soil capability or 
loss of agricultural land? 

   X 

Discussion:  Because the project will be entirely located within existing greenhouse structures, 
there is no potential for damage to soil capability or loss of agricultural land. See discussion under 
Question 2(a) and (d). 

Source:   

2.f. Conflict with existing zoning for, or cause 
rezoning of, forestland (as defined in 
Public Resources Code Section 
12220(g)), timberland (as defined by 
Public Resources Code Section 4526), 
or timberland zoned Timberland 
Production (as defined by Government 
Code Section 51104(g))? 

Note to reader:  This question seeks to address the 
economic impact of converting forestland to a non-
timber harvesting use. 

   X 

Discussion:  The Project site does not contain forestland or timberland. 

Source:  San Mateo County GIS 

 

3. AIR QUALITY.  Where available, the significance criteria established by the applicable air 
quality management district or air pollution control district may be relied upon to make the 
following determinations.  Would the project: 

  Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

3.a. Conflict with or obstruct implementation 
of the applicable air quality plan? 

  X  

Discussion:  Large projects that exceed regional employment, population, and housing planning 
projections have the potential to be inconsistent with the regional inventory compiled as part of the 
Bay Area Air Quality Management District (District) 2017 Bay Area Clean Air Plan. Currently, the 
Project site is occupied by vacant greenhouses that were historically used for production of 
greenhouse flowers. The proposed project is expected to require approximately eight full-time 
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employees, and up to an additional eight part-time employees during harvest season. While the 
re-introduction of activities in the vacant greenhouses will increase operational vehicle trips above 
existing conditions, the proposed project is not expected to generate significant new operational 
vehicle trips above historic levels or those that could be expected with any other agricultural 
activity permitted by right at the site. In addition, a project of this size will not substantially affect 
housing, employment, and population projections within the region, which is the basis of the Bay 
Area Clean Air Plan projections.  

Therefore, the proposed project is not considered a regionally significant project (under CEQA 
Guidelines Section 15206) that will affect regional vehicle miles traveled (VMT) and warrant 
intergovernmental review by the Association of Bay Area Governments (ABAG) and the 
Metropolitan Transportation Commission (MTC).  

Furthermore, the project falls under the threshold levels contained in BAAQMD’s screening 
criteria, which is used to identify projects that have the potential to generate emissions that 
exceed the District’s operational emissions thresholds. These thresholds were established to 
identify projects that have the potential to generate a substantial amount of criteria air pollutants. 
Because the project will not exceed these thresholds, the project is not considered by the District 
to be a substantial emitter of criteria air pollutants. Therefore, the Project will not conflict with or 
obstruct implementation of the 2017 Bay Area Clean Air Plan and any impacts are considered less 
than significant. 

Source:  Bay Area Air Quality Management District (BAAQMD), 2017. Bay Area 2017 Clean Air Plan. Project Plans 

3.b. Result in a cumulatively considerable 
net increase of any criteria pollutant 
for which the project region is non-
attainment under an applicable Federal 
or State ambient air quality standard?  

  X  

Discussion:  The proposed project will utilize existing greenhouse buildings.  There is no 
evidence to suggest that the cultivation activities will generate significant new levels of criteria air 
pollutants (ROG, NOx, PM10 and PM2.5), or Toxic Air Contaminants (TAC), or Greenhouse Gases 
(GHGs).  The proposed project does not include any construction activities which would generate 
criteria air pollutants, TACs or GHGs.  Nor is there evidence to suggest that the cultivation 
process will generate significant levels of GHGs.   

There are two small stationary diesel generators on the Project site.  Both are contained within 
buildings on the site (Buildings 5 and 12 on the site plan).  These generators were installed by 
previous property owners.  At the present time, the applicants have not been able to ascertain 
whether the previous property owner has registered these generators with the BAAQMD in 
accordance with the District’s Regulation 11, Rule 17 (Limited Use Stationary Compression 
Ignition (Diesel) Engines in Agricultural Use).  This rule provides an exemption for very-low use 
(less than 20 hours per year) stationary engines.  But the owner or operator of a stationary 
agricultural diesel engine must register the engine in the District’s Agricultural Diesel Engine 
Registration Program, and renew registration annually.  The program also requires an owner or 
operator to document the number of hours the generator is used during the year. 

In addition to the Air District’s regulations, Section 8306 (Generator Requirements) of the 
CalCannabis Regulations require license applicants using generators to demonstrate compliance 
with the above rule by providing “a Permit to Operate, or other proof of engine registration, 
obtained from the Local Air District with jurisdiction over the licensed premises.”  Additionally, 
Section 8306 requires: 
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 (d) All generators shall be equipped with non-resettable hour-meters. If a generator 
does not come equipped with a non-resettable hour-meter an after-market non-
resettable hour-meter shall be installed. 

Any future use of the diesel generators for the proposed cultivation activities will be in compliance 
with the CalCannabis Regulations and subject to the registration and operating requirements of 
the District. Compliance with these requirements will ensure that the project will not generate a 
cumulatively considerable increase in criteria air pollutants.  

Source:  Bay Area Air Quality Management District (BAAQMD), 2017. Bay Area 2017 Clean Air Plan; Bay Area Air 

Quality Management District (BAAQMD), 2011: Regulation 11 (Hazardous Pollutants), Rule 17 - Limited Use Stationary 
Compression Ignition (Diesel) Engines In Agricultural Use; California Code Of Regulations, Title 3. Food And 
Agriculture, Division 8. Cannabis Cultivation, Chapter 1. Cannabis Cultivation Program (CalCannabis Regulations); 
Project Plans 

3.c. Expose sensitive receptors to 
substantial pollutant concentrations, as 
defined by the Bay Area Air Quality 
Management District? 

   X 

Discussion:  See discussion under Question 3(b). 

Source:   

3.d. Result in other emissions (such as 
those leading to odors) adversely 
affecting a substantial number of 
people? 

 X   

Discussion:  Odors are not a regulated air pollutant such as PM10 or ROG.  As such, the 
BAAQMD has developed qualitative parameters that should be considered when considering 
project level odor issues. The District has established odor screening thresholds for certain odor 
generating land uses.  Cannabis cultivation operations are not on the list of odor generating land 
uses.  However, Composting Operations are on the list.  The District has established a threshold 
of one mile between this category of odor source (Compost Operations) and receptor.  In other 
words, if the distance between the odor source and a receptor is less than one mile, then there will 
likely be an odor impact upon the receptor.  As a proxy, the County proposes to use the 
“Composting Operations” category to establish whether there could be a potential odor impact 
upon nearby residences (to this proposed cannabis operation). 

There are two residences within a one-mile radius of the project site.  Both residences could be 
exposed to odor impacts due to the release of exhaust air from the greenhouses that will be 
utilized for the flowering plants.  At the present time, there are no odor control devices on the 
exhaust fans of the project greenhouses.  The following mitigation measure will mitigate this 
potentially significant impact: 

Mitigation Measure 1:  Prior to the issuance of the requested Type 2B or 3B 
(Mixed Light, Cultivation) licenses, the applicant shall install a carbon filter system 
(or a comparable system) on the exhaust outlets for all buildings that will contain 
flowering cannabis plants or their product.  This includes the greenhouses and the 
drying and processing buildings.  The applicant shall also submit a maintenance 
plan (which includes record keeping) for review and approval prior to issuance of 
the requested licenses. 

The odor associated with cannabis plants occurs during the flowering stage when buds begin to 
grow on each plant.  This is not an issue during the plant’s early "seedling" stage, when individual 
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plants are being propagated in the nursery greenhouses.  Thus odor control measures are not 
necessary on the buildings proposed for nursery use.   

With the installation of an odor control system on all buildings containing flowering cannabis plants 
and or their product, the odor that may be generated by the concentration of a large number of 
plants will be minimized to below a significant level. 

Source:  Bay Area Air Quality Management District (BAAQMD), CEQA Air Quality Guidelines (2017); CDFA 

CalCannabis DEIR, Vol. 1 

 

4. BIOLOGICAL RESOURCES.  Would the project: 

  Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

4.a. Have a substantial adverse effect, either 
directly or through habitat modifications, 
on any species identified as a candidate, 
sensitive, or special status species in 
local or regional plans, policies, or 
regulations, or by the California Depart-
ment of Fish and Wildlife or U.S. Fish 
and Wildlife Service? 

 X   

Discussion:  As discussed in the Surrounding Land Uses and Setting section, there are several 
plant and animal species that have the potential to occur on the project parcel, either in the riparian 
corridor adjacent to Frenchman’s Creek, the fragmentary habitat within the greenhouse complex, or 
the intervening chaparral habitat on the dividing ridge.  As discussed in the project description 
section, no disturbance or other modifications to these habitat areas are proposed.  Because no 
activities are proposed in or immediately adjacent to these areas, there is no evidence to indicate 
that the project will have a significant impact on these fragmentary habitats or species relying upon 
them. 

The stream withdrawal structure in Frenchman’s Creek (which supports steelhead) does not need to 
be modified or improved to allow for continued water withdrawal out of this creek, so there will be no 
direct impact such as could be associated with construction within the creek.  As discussed 
previously, the applicants hold an historic license to divert water (up to 10.66 acre-feet per year for 
off-stream storage).  The previous nursery owner held a Lake and Streambed Alteration Agreement 
(LSAA) with the California Department of Fish & Game (now Fish & Wildlife or CDFW) which 
authorized water withdrawals consistent with these limits.  The applicants have applied for a new 
LSAA under their name with no proposed changes to the withdrawal structures, amounts of water, or 
period of water withdrawals.   

Withdrawing water from a creek that supports steelhead can have potentially significant impacts if 
such withdrawals occur during the dry season, when the potential to dewater a creek is more likely.  
To prevent such an occurrence, CDFW, in their proposed draft LSAA, included the following 
Avoidance and Minimization Measures, which are also imposed here as mitigation measure to 
ensure no significant impact will occur. 
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Mitigation Measure 2 

 The season of diversion (from Frenchman’s Creek) shall be limited from January 1 to March 
31 of each year ("forbearance period"). From April 1 to December 31, all water shall be 
allowed to pass the point of diversion. 

 

 The maximum instantaneous rate of withdrawal (from Frenchman’s Creek) shall not exceed 
0.4 cubic feet per second (cfs) or 180 gallons per minute (gpm) at any time. The maximum 
amount of water to be diverted in any one year shall not exceed 10.66-acre feet. 

 

 No water shall be diverted until at least 2.8 cfs is allowed to bypass the existing point of 
diversion (in Frenchman’s Creek). 

 
Because there will be no change in the point of diversion, nor any of the infrastructure supporting 
said diversion, nor a change in the quantity or time of year in which water may be diverted (as 
required by Mitigation Measure 2 and to be required under the CDFW LSAA), there will be no new 
significant impact associated with continuation or resumption of historic water diversion from the 
creek. 

As discussed under the Surrounding Land Uses and Settings section, the project site potentially 
provides habitat for several listed species, including bats, CRLF and San Francisco dusky footed 
woodrat.  As previously discussed, no ground disturbance is proposed as part of this license 
application.  Because no ground disturbance or development of new areas is proposed, there will be 
no new significant impact related to these species.   

Regarding the potential presence of bats on the project site, as stated previously, evidence of an 
active roost was observed within one of the metal barns on the project site.  Additional roosting 
habitat was also identified on the exterior of an adjacent building (former labor housing), though no 
sign of active habitation was observed. Removal or demolition of either building could result in a 
significant impact to bats.  At this time, however, no demolition or modification to either building is 
proposed, nor does the project propose to reuse or occupy either of the buildings with indications of 
bat activity and thus, no significant impact to bats is anticipated.  However, if, in the future, the 
applicants decide they wish to utilize said buildings or modify them in some way, then there could be 
a potential impact to bats if they are present at that time.  To ensure that no unanticipated impacts to 
roosting bats occur, the applicants’ biologist has recommended the following measure: 

Mitigation Measure 3:  If any buildings that may provide habitat for any species of bat will be 
significantly altered, modified, or if activities could result in a disturbance to roosting bats, a bat roost 
survey shall be performed during the appropriate roosting period (April 1 to September 15) prior to 
any modification, and if bats are present, CDFW shall be consulted before any change in use or 
modification of the building occurs. 

Source:  Loess Creek Grading Violation & Restoration Project Biological Resources Report, Sol Ecology, Inc., October 

2018; Biological Addendum Report for 37 Frenchman’s Creek Road (for Half Moon Grow), Sol Ecology, Inc., April 2019 

4.b. Have a substantial adverse effect on any 
riparian habitat or other sensitive natural 
community identified in local or regional 
plans, policies, and regulations or by the 
California Department of Fish and 
Wildlife or U.S. Fish and Wildlife 
Service? 

   X 
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Discussion:  As discussed above, there will be no physical changes to the existing stream diversion 
structure on Frenchman’s Creek. Nor will there be a change to the rate, total amount or time of year 
during which water can be withdrawn from the Creek.  The project will not have a new, significant 
impact upon the riparian habitat of Frenchman’s Creek.  With regards to the fragmentary riparian 
habitat within the greenhouse complex, no cultivation activities or other potential ground disturbing 
activities are proposed under this cultivation license.  All activities will continue to occur within the 
existing greenhouse buildings. 

Source:  Project plans, site reconnaissance 

4.c. Have a substantial adverse effect on 
state or federally protected wetlands 
(including, but not limited to, marsh, 
vernal pool, coastal, etc.) through direct 
removal, filling, hydrological interruption, 
or other means? 

   X 

Discussion:  While there are fragmentary wetlands on the Project site as described in the 
Surrounding Land Uses and Setting section, no new activities will occur near these areas.  No 
removal, filling, or hydrological interruption is proposed or required in order to conduct cultivation 
activities on the site. 

Source:  Loess Creek Grading Violation & Restoration Project Biological Resources Report, Sol Ecology, Inc., October 

2018; Project plans 

4.d. Interfere substantially with the movement 
of any native resident or migratory fish or 
wildlife species or with established native 
resident migratory wildlife corridors, or 
impede the use of native wildlife nursery 
sites? 

 X   

Discussion:  See discussion under Question 4(a). 

Source:   

4.e. Conflict with any local policies or ordi-
nances protecting biological resources, 
such as a tree preservation policy or 
ordinance (including the County Heritage 
and Significant Tree Ordinances)? 

   X 

Discussion:  No vegetation or tree removal is proposed as part of this cultivation application.  All 
activities associated with cultivation will occur within the existing greenhouses.   

Source:  Project Plans 

4.f. Conflict with the provisions of an adopted 
Habitat Conservation Plan, Natural 
Conservation Community Plan, other 
approved local, regional, or state habitat 
conservation plan? 

   X 
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Discussion:  There are no adopted Habitat Conservation Plans or other such plans that include the 
Project site.  The only adopted HCP in San Mateo County is the San Bruno Mountain HCP, located 
approximately 12 miles north of the Project site. 

Source:  SMCo. GIS 

4.g. Be located inside or within 200 feet of a 
marine or wildlife reserve? 

   X 

Discussion:  There are no marine or wildlife reserves near or adjacent to the Project site. 

Source:  Project plans, SMCo. GIS 

4.h. Result in loss of oak woodlands or other 
non-timber woodlands? 

   X 

Discussion:  There are no oak woodlands or other non-timber woodlands on the Project site. 

Source:  Project plans, SMCo. GIS, Site Reconnaissance 

 

5. CULTURAL RESOURCES.  Would the project: 

  Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

5.a. Cause a substantial adverse change in 
the significance of a historical resource 
pursuant to Section 15064.5? 

   X 

Discussion:  All proposed cultivation will occur within existing greenhouses.  These buildings do not 
meet the definition of historical resources.  No new buildings or land are proposed for development.  
Because all activities will occur within existing greenhouses, there is no evidence to suggest that any 
documented or undocumented cultural resources will be modified or adversely impacted. 

Source:  Project plans, SMCo. GIS 

5.b. Cause a substantial adverse change in 
the significance of an archaeological 
resource pursuant to CEQA Section 
15064.5? 

   X 

Discussion:  See discussion under Question 5(a). 

Source:   

5.c. Disturb any human remains, including 
those interred outside of formal 
cemeteries? 

   X 

Discussion:  As discussed above, all proposed cultivation will occur within existing greenhouses.  
The Project site has been developed with greenhouses and other support buildings for over 40 
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years.  No new buildings or land are proposed for development.  There is no evidence to suggest 
that human remains are interred on the Project site.  Regardless of the presence or lack of human 
remains on the site, the applicants are still subject to Section 8304 of the CalCannabis Regulations 
which state: 

§ 8304. General Environmental Protection Measures. 

(d) Immediately halt cultivation activities and implement Section 7050.5 of the Health and 
Safety Code if human remains are discovered; 

Source:  California Code Of Regulations, Title 3. Food And Agriculture, Division 8. Cannabis Cultivation, Chapter 1. 

Cannabis Cultivation Program; Project Plans 

 

6. ENERGY.  Would the project: 

  Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

6.a. Result in a potentially significant 
environmental impact due to wasteful, 
inefficient, or unnecessary consumption 
of energy resources, during project 
construction or operation? 

   X 

Discussion:  The greenhouse complex is in existence, and while some minimal physical 
improvements are proposed (security systems, fire hydrants, etc.) there is no evidence to indicate 
that these improvements will be constructed in a wasteful or inefficient manner.  There is a cost 
benefit incentive for the applicants to construct these improvements in the most efficient manner 
possible.  In addition, while the applicants have not yet contracted with a construction company to 
build these improvements, the applicants have committed to hiring a local construction firm, as 
opposed to hiring a firm from outside of the County which would have to bring their equipment and 
crews in from a farther distance, which would require more consumption of fuel to reach the Project 
site on a daily basis. 

A review of the building plans submitted by the applicants does not indicate any unnecessary or 
wasteful energy consumption.  The higher intensity lighting is confined to only those buildings where 
cannabis will be grown.  No other large energy consuming uses are shown or proposed on the plans 
(for example, placing high energy lights in buildings where no cultivation is proposed).  The 
applicants propose to install LED lighting which is currently the most efficient form of artificial 
lighting.  There is no evidence to indicate that this proposed cultivation operation will be operated in 
a wasteful manner with regards to energy. 

The primary source of energy consumption at the Project site will be associated with the use of grow 
lights within the greenhouses.  The applicants propose installing LED grow lights in Buildings 2 & 3 
(Nursery), Building 8 (small cultivation) and Buildings 9N and 9S (medium cultivation), as shown on 
the architectural plans included in Attachment B of this report.  Energy consumption will range from 
10 watts/sq. ft. (Buildings 2 & 3) to 5.2 watts/sq. ft. in the three mature plant buildings.   

Section 5.148.160(n) of the County’s Cannabis Cultivation Ordinance requires:  

All electrical power, including, without limitation, for illumination, heating, cooling, and 
ventilation, shall be provided by on-grid power with 100% renewable energy source or 
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on-site zero net energy renewable source such that annual consumed energy is less 
than or equal to the on-site renewable generated energy. 

The application materials indicate that the applicants intend to enroll in either PG&E’s Solar Choice 
program or Peninsula Clean Energy’s Eco100 clean energy program.  Both programs provide 
electricity from 100% renewable sources and are 100% carbon free.  The applicants have stated 
that they intend to install a PV (solar) system at the site in the future to reduce their costs while still 
meeting the County’s requirements. 

Source:  Project plans; PG&E Solar Choice; Peninsula Clean Energy.com/energy-choices; San Mateo County Cannabis 

Cultivation Ordinance 

6.b. Conflict with or obstruct a state or local 
plan for renewable energy or energy 
efficiency.  

   X 

Discussion:  There is no evidence to suggest that any aspect of the project will conflict with the 
County’s Climate Action Plan (which incorporates Clean Energy policies) or the State’s Title 24 
building energy efficiency standards.  As stated above, the project must utilize 100% renewable 
energy sources either from the electrical grid and/or generate sufficient renewable energy on-site to 
meet the requirements of the County’s Cannabis Cultivation Ordinance. 

Source:  San Mateo County Cannabis Cultivation Ordinance 

 

7. GEOLOGY AND SOILS.  Would the project: 

  Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

7.a. Directly or indirectly cause potential 
substantial adverse effects, including the 
risk of loss, injury, or death involving the 
following, or create a situation that 
results in: 

  X  

 i. Rupture of a known earthquake fault, 
as delineated on the most recent 
Alquist-Priolo Earthquake Fault 
Zoning Map issued by the State 
Geologist for the area or based on 
other substantial evidence of a 
known fault? 

 Note:  Refer to Division of Mines and Geology 
Special Publication 42 and the County 
Geotechnical Hazards Synthesis Map. 

   X 

Discussion:  The nearest identified earthquake fault zone is located approximately 2.8 miles west of 
the project location.  There is no additional evidence to conclude that the Project site is subject to 
fault rupture. 

Source:  Alquist-Priolo Earthquake Fault Zoning Map (Half Moon Bay Quad) – Calif. Dept. of Conservation 
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 ii. Strong seismic ground shaking?   X  

Discussion:  The nearest known fault zone to the Project site is the Seal Cove fault zone which is 
approximately 2.8 miles west of the Project site.  The San Andreas fault zone lies approximately 4.5 
miles northeast of the Project site.  A major earthquake along either fault line could produce strong 
ground shaking.  The proposed project will utilize the existing greenhouse buildings which were built 
in accordance with the building code at the time of their construction.  These existing buildings are 
non-habitable and have withstood previous earthquake events, including the 1989 Loma Prieta 
earthquake. 

Source:  Alquist-Priolo Earthquake Fault Zoning Map (Half Moon Bay Quad) – Calif. Dept. of Conservation; Project 

Plans 

 iii. Seismic-related ground failure, 
including liquefaction and differential 
settling? 

   X 

Discussion:  The Project site is not within a mapped liquefaction hazard zone or on soils known to 
be susceptible to liquefaction or differential settling.   

Source:  Calif. Geological Survey Seismic Hazards Zones maps; Project Plans 

 iv. Landslides?    X 

Discussion:  The Project site is not within a mapped landslide hazard zone.  No new buildings are 
proposed as part of this proposed project.  There is no evidence to conclude that adjacent slopes 
will fail and damage the existing structures on the Project site. 

Source:  Calif. Geological Survey Landslide Hazards Zones maps; Project Plans 

 v. Coastal cliff/bluff instability or 
erosion? 

 Note to reader:  This question is looking at 
instability under current conditions.  Future, 
potential instability is looked at in Section 7 
(Climate Change). 

   X 

Discussion:  The Project site is over a mile from the nearest coastal bluff.  There is no evidence to 
suggest that instability of this bluff will have any impact upon the existing buildings on the Project 
site. 

Source:  SMCo. GIS 

7.b. Result in substantial soil erosion or the 
loss of topsoil? 

   X 

Discussion:  No construction or soil disturbance is proposed as part of this application.  All 
cultivation activities will occur within existing greenhouse buildings which have concrete floors.   

Source:  Project Plans, Site visit 

7.c. Be located on a geologic unit or soil 
that is unstable, or that would become 
unstable as a result of the project, and 
potentially result in on- or off-site 

   X 
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landslide, lateral spreading, subsidence, 
severe erosion, liquefaction or collapse? 

Discussion:  There is no evidence to suggest that the underlying geology or surface soils on the 
Project site are unstable, nor are any activities proposed that would create new instability.  All 
cannabis-related activities will occur within existing structures. 

Source:  SMCo. GIS, Project plans 

7.d. Be located on expansive soil, as defined 
in Table 18-1-B of Uniform Building 
Code, creating substantial direct or 
indirect risks to life or property? 

   X 

Discussion:  See discussion under Question 7(c). 

Source:   

7.e. Have soils incapable of adequately 
supporting the use of septic tanks or 
alternative wastewater disposal systems 
where sewers are not available for the 
disposal of wastewater? 

   X 

Discussion:  As discussed previously, no new buildings are proposed.  There is no evidence to 
suggest that the existing septic systems on the site need to be replaced or modified at this time.   

Source:  Project plans 

 

7.f. Directly or indirectly destroy a unique 
paleontological resource or site or 
unique geologic feature? 

   X 

Discussion:  There are no known paleontological resources on-site, nor have any unique geologic 
features been identified on or in the immediate vicinity of the Project site. 

Source:  SMCo. GIS 

 

8. CLIMATE CHANGE.  Would the project: 

  Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

8.a. Generate greenhouse gas (GHG) 
emissions (including methane), either 
directly or indirectly, that may have a 
significant impact on the environment? 

  X  
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Discussion:  San Mateo County lies within the boundaries of the Bay Area Air Quality Management 
District (BAAQMD or District) and all development within the County is subject to compliance with 
the District’s Clean Air Plan.  The District’s approach to developing a Threshold of Significance for 
GHG emissions is to identify the emissions level for which a project would not be expected to 
substantially conflict with existing California legislation adopted to reduce statewide GHG emissions. 
If a project will generate GHG emissions above the threshold level, it would be considered to 
contribute substantially to a cumulative impact, and would be considered significant.  The District 
has established 1,100 metric tons per year of Carbon Dioxide Equivalent (CO2e) as the threshold of 
significance. 

No new structures or other significant construction is proposed as part of this license application.  
Direct carbon emissions from the Project site due to operational activities are limited.  No significant 
activities involving the use of gasoline or diesel powered motors are proposed or anticipated. The 
applicants are not proposing to use carbon enrichment techniques as part of their cultivation 
process. Nearly all activities are electrically powered, including lighting, irrigation pumps and 
ventilation units. 

The project utilizes greenhouses, as required by the County’s ordinance.  This means that the 
cultivation will rely upon sunlight for the majority of the photosynthesis process, unlike indoor 
growing operations which must rely entirely upon artificial light.  For this proposed project, the 
amount of usage of grow lights will vary depending upon the time of year.  Assuming a “worst case 
scenario” of electrical usage during the middle of December (shortest amount of daylight), it is 
estimated that maximum instantaneous power draw (lighting and ventilation units), at full site usage, 
will be 569 kW.  This number assumes that every grow light and every exhaust fan are running at 
the same time, an unlikely scenario given the way that plants will be rotated through their growing 
cycles.  Based upon a maximum instantaneous power draw of 569 kW and 14.5 hours of “night time” 
conditions during the worst case December growing period, estimated daily energy usage is 8,250 
kilowatt hours (kWh).  Using non-renewable sources of electricity, this level of energy usage could 
result in a significant impact related to GHG emissions necessary to produce the electricity.  
However, as stated above in the Energy section, the project is required to utilize 100% renewable 
energy, which has no associated operational GHG emissions.   

Based on this analysis, the project is determined to have a less-than-significant impact in regard to 
either direct or indirect generation of GHG emissions. 

Source:  Bay Area Air Quality Management District (BAAQMD), 2017. Bay Area 2017 Clean Air Plan; Project Plans 

8.b. Conflict with an applicable plan 
(including a local climate action plan), 
policy or regulation adopted for the 
purpose of reducing the emissions of 
greenhouse gases? 

  X  

Discussion:  As discussed above, the BAAQMD has determined that a project that generates GHG 
emissions above the 1,100 metric ton threshold would be in violation of the District’s Clean Air Plan.  
However, due to the Cannabis Ordinance’s requirement that all electrical power for this project must 
be obtained from 100% renewable energy sources (either from the electrical grid and/or from on-
site), the project will not be in violation of the Clean Air Plan. 

Source:  Bay Area Air Quality Management District (BAAQMD), 2017. Bay Area 2017 Clean Air Plan; Project Plans 

8.c. Result in the loss of forestland or 
conversion of forestland to non-forest 

   X 
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use, such that it would release signifi-
cant amounts of GHG emissions, or 
significantly reduce GHG sequestering? 

Discussion:  The project involves the re-use of existing greenhouse buildings. No forestland will be 
lost or converted. 

Source:  SMCo. GIS, Project plans 

8.d. Expose new or existing structures and/or 
infrastructure (e.g., leach fields) to 
accelerated coastal cliff/bluff erosion due 
to rising sea levels? 

   X 

Discussion:  The nearest coastal bluff is over one mile to the west of the Project site.  There is 
insufficient evidence to suggest that sea level rise or bluff erosion will be severe enough to impact 
the Project site. 

Source:  SMCo. GIS 

8.e. Expose people or structures to a 
significant risk of loss, injury or death 
involving sea level rise? 

   X 

Discussion:  See discussion under Question 8(d). 

Source:   

8.f. Place structures within an anticipated 
100-year flood hazard area as mapped 
on a Federal Flood Hazard Boundary or 
Flood Insurance Rate Map or other flood 
hazard delineation map? 

   X 

Discussion:  As stated previously, the proposed project will utilize existing buildings and structures 
on the Project site. No new structures or buildings are proposed. 

Source:  Project plans 

8.g. Place within an anticipated 100-year 
flood hazard area structures that would 
impede or redirect flood flows? 

   X 

Discussion:  See discussion under Question 8(f). 

Source:   
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9. HAZARDS AND HAZARDOUS MATERIALS.  Would the project: 

  Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

9.a. Create a significant hazard to the public 
or the environment through the routine 
transport, use, or disposal of hazardous 
materials (e.g., pesticides, herbicides, 
other toxic substances, or radioactive 
material)? 

  X  

Discussion:  The applicants propose to limit any chemical controls (products classified as 
pesticides or fungicides) to be used on their plants to those substances listed on the California 
Department of Pesticide Regulation’s “Legal Pest Management Practices for Cannabis Growers in 
California” document.  These substances are exempt from residue tolerance requirements and 
either exempt from registration requirements or registered for a use broad enough to include use on 
cannabis.  This proposed practice is consistent with Section 8307 of the CalCannabis Regulations 
which states: 

§ 8307. Pesticide Use Requirements. 
 
(a) Licensees shall comply with all pesticide laws and regulations enforced by the 

Department of Pesticide Regulation. 
 
(b) For all pesticides that are exempt from registration requirements, licensees shall comply 

with all pesticide laws and regulations enforced by the Department of Pesticide regulation 
and with the following pesticide application and storage protocols: 

 
(1) Comply with all pesticide label directions; 
 
(2) Store chemicals in a secure building or shed to prevent access by wildlife; 
 
(3) Contain any chemical leaks and immediately clean up any spills; 
 
(4) Apply the minimum amount of product necessary to control the target pest; 
 
(5) Prevent offsite drift; 
 
(6) Do not apply pesticides when pollinators are present; 
 
(7) Do not allow drift to flowering plants attractive to pollinators; 
 
(8) Do not spray directly to surface water or allow pesticide product to drift to surface 

water. Spray only when wind is blowing away from surface water bodies; 
 
(9) Do not apply pesticides when they may reach surface water or groundwater; and 
 
(10) Only use properly labeled pesticides. If no label is available consult the Department 

of Pesticide Regulation. 
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While cannabis is a newly legal agricultural crop in California, any pesticide or herbicide use 
associated with its production is subject to the same rules and regulations as any other agricultural 
crop.  The California Department of Pesticide Regulation and the San Mateo County Agricultural 
Commissioner enforce the use and sale of pesticides under Divisions 6 and 7 of the California Food 
and Agricultural Code, and Title 3 of the California Code of Regulations and are reflected in Section 
8307 (above) and Section 5.148.160(q) of the County’s Commercial Cannabis Cultivation ordinance. 
These laws and regulations apply to all pesticide use; cannabis is no exception.  The applicants are 
required to comply with the regulations regarding transportation, use and storage of all regulated 
pesticides and herbicides.  Compliance with these State and local regulations is administered by the 
County’s Agricultural Commissioner which is the local enforcement authority for the California 
Department of Food and Agriculture and the California Department of Pesticide Regulation.  
Compliance with these regulations will reduce any potential impact to a less-than-significant level.   

In addition to pesticides and other chemical pest controls that are typically associated with 
agriculture, some forms of cannabis cultivation (primarily fully indoor grows) are known for the use of 
carbon dioxide enrichment.  This is to off-set the sealed nature of a fully indoors growing 
environment.  Because this license application will utilize mixed-light greenhouses (which have 
windows that can be opened to allow fresh air in), the use of carbon dioxide enrichment is not 
needed nor proposed by the applicants. 

Source:  California Code Of Regulations, Title 3. Food And Agriculture, Division 8. Cannabis Cultivation, Chapter 1. 

Cannabis Cultivation Program; California Department of Pesticide Regulations - “Legal Pest Management Practices for 
Cannabis Growers in California” (2017); San Mateo County Cannabis Cultivation Ordinance; Project Plans 

9.b. Create a significant hazard to the public 
or the environment through reasonably 
foreseeable upset and accident condi-
tions involving the release of hazardous 
materials into the environment? 

  X  

Discussion:  See discussion under Question 9(a). 

Source:   

9.c. Emit hazardous emissions or handle 
hazardous or acutely hazardous 
materials, substances, or waste within 
one-quarter mile of an existing or 
proposed school? 

   X 

Discussion:  There are no existing or planned schools within .25 miles of the Project site. 

Source:  SMCo. GIS 

9.d. Be located on a site which is included 
on a list of hazardous materials sites 
compiled pursuant to Government Code 
Section 65962.5 and, as a result, would 
it create a significant hazard to the public 
or the environment? 

   X 

Discussion:  This question is in reference to the “Hazardous Waste and Substances Sites List” also 
known as the Cortese List. This list is a planning document used by the State, local agencies, and 
developers to comply with the California Environmental Quality Act requirements in providing 
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information about the location of hazardous materials release sites. The Project site is not on said 
list.  

Source:  California Department of Toxic Substances Control “EnviroStor” website 

9.e. For a project located within an airport 
land use plan or, where such a plan has 
not been adopted, within 2 miles of a 
public airport or public use airport, result 
in a safety hazard or excessive noise for 
people residing or working in the project 
area? 

   X 

Discussion:  The Project site is outside of the adopted airport safety zone for the Half Moon Bay 
airport, which is located approximately 3.5 miles north-west of the Project site. 

Source:  SMCo. GIS 

9.f. Impair implementation of or physically 
interfere with an adopted emergency 
response plan or emergency evacuation 
plan? 

   X 

Discussion:  There is no evidence to suggest that the project will interfere with any emergency 
response plan.  No work will occur that will impede or close a public road. 

Source:  Project Plans, Site visit, County GIS database 

9.g. Expose people or structures, either 
directly or indirectly, to a significant risk 
of loss, injury or death involving wildland 
fires? 

  X  

Discussion:  See discussion under Questions 20(a) – (d). 

Source:   

9.h. Place housing within an existing 
100-year flood hazard area as mapped 
on a Federal Flood Hazard Boundary or 
Flood Insurance Rate Map or other flood 
hazard delineation map? 

   X 

Discussion:  The Project site is not within a mapped 100-year flood hazard area, nor does the 
project contain a housing component. 

Source:  Project Plans, County GIS database 

9.i. Place within an existing 100-year flood 
hazard area structures that would 
impede or redirect flood flows? 

   X 

Discussion:  The Project site is not within a mapped 100-year flood hazard area. 

Source:  County GIS database 
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9.j. Expose people or structures to a signifi-
cant risk of loss, injury or death involving 
flooding, including flooding as a result of 
the failure of a levee or dam? 

   X 

Discussion:  There are no dams or levees on or adjacent to the Project site.  See discussion under 
Question 8(j) for discussion of flood potential. 

Source:  Project Plans, County GIS database 

9.k. Inundation by seiche, tsunami, or 
mudflow? 

   X 

Discussion:  The Project site is outside of any mapped tsunami zones.  There are no lakes or other 
water bodies on or immediately adjacent to the buildings on the Project site that could be susceptible 
to seiche (A short-term standing wave oscillation of the water level in a lake, characteristic of its 
geometry).  There are no substantial rivers or creeks on the Project site that could serve as a 
transportation medium for a mudflow event.   

Source:  Project Plans, County GIS database 

 

10. HYDROLOGY AND WATER QUALITY.  Would the project: 

  Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

10.a. Violate any water quality standards 
or waste discharge requirements or 
otherwise substantially degrade surface 
or ground water quality (consider water 
quality parameters such as temperature, 
dissolved oxygen, turbidity and other 
typical stormwater pollutants (e.g., heavy 
metals, pathogens, petroleum derivatives, 
synthetic organics, sediment, nutrients, 
oxygen-demanding substances, and 
trash))? 

  X  

Discussion:  The applicants propose using a hydroponic growing system which minimizes the 
production of irrigation tail water.  To maintain suitable growing conditions, wastewater is discharged 
from hydroponic systems when the irrigation water contains excessive salinity or nutrients.  Irrigation 
tail water is generated when excess water drains from the growth media. Irrigation tail water or 
hydroponic wastewater may contain nutrients (e.g., phosphate or nitrate), salinity constituents (e.g., 
sodium, chloride, potassium, calcium, sulfate, magnesium), and other constituents (e.g., iron, 
manganese, zinc, molybdenum, boron, and silver). Other sanitation-based wastewaters may also be 
generated at commercial cannabis cultivation sites. These miscellaneous industrial wastewaters 
may contain biocides, bleach mixtures, or other chemical waste streams.  

The State Water Resources Control Board (SWRCB or Water Board) regulates the discharge of 
waste materials that could affect the quality of the waters of the state.  Water Code section 13260 
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requires that any person discharging waste or proposing to discharge waste that could affect the 
quality of the waters of the state must file a report of waste discharge to obtain coverage under 
waste discharge requirements (WDRs) or a waiver of WDRs.  In establishing a regulatory program 
for cannabis cultivation, SWRCB has created a tiered system depending upon the type (indoor or 
outdoor) and size of cultivation.  Commercial cannabis cultivation activities that occur within a 
structure with a permanent roof, a permanent impermeable floor (e.g., concrete or asphalt paved), 
and that discharge irrigation tail water, hydroponic wastewater, or other miscellaneous industrial 
wastewaters from indoor cannabis cultivation activities to an on-site wastewater treatment system 
(such as a septic tank and leach field), must obtain separate regulatory authorization (e.g., WDRs, 
conditional waiver of WDRs, or other permit mechanism) to discharge the wastewater.  

Additionally, Section 5.148.160(k) of the County’s Commercial Cannabis Cultivation ordinance 
requires all “runoff containing sediment or other waste or byproducts, including, without limitation, 
fertilizers and pesticides, shall not be allowed to drain to the storm drain system, waterways, or 
adjacent lands, and shall comply with all applicable State and federal regulations.” 

The applicants have applied for and received a Conditional Waiver of Water Quality from the Water 
Board.  As such, the project has complied with the Water Board’s “Cannabis Cultivation Policy” and 
“General Waste Discharge Requirements”.  The cultivation activities will not exceed the wastewater 
treatment requirement of the Water Board. 

The proposed cultivation activities will produce relatively little wastewater.  Irrigation tail water, 
hydroponic wastewater, or other miscellaneous industrial wastewater that is generated by the 
hydroponics growing system will be discharged to a collection tank. The wastewater in the collection 
tank will be regularly collected by an authorized waste hauler who will dispose of the wastewater at a 
licensed community sewer system treatment facility, consistent with the Water Board’s sewer 
system requirements and as approved by the Water Board.   

Source:  Cannabis Cultivation Policy - Principles and Guidelines for Cannabis Cultivation, State Water Resources 

Control Board, October 2017; Notice Of Applicability, Conditional Waiver Of Water Quality Order WQ-2017-0023-DWQ, 
Half Moon Grow, Inc, San Mateo County, San Francisco Bay Regional Water Quality Control Board; San Mateo County 
Cannabis Cultivation Ordinance; Project Plans 

10.b. Substantially decrease groundwater 
supplies or interfere substantially with 
groundwater recharge such that the 
project may impede sustainable 
groundwater management of the basin? 

   X 

Discussion:  There is a well on the site. However, as discussed previously, this project will utilize 
surface water withdrawn from Frenchman’s Creek as permitted by their historic license for diversion.  
Because the project will rely upon this surface water, there is no evidence to indicate that the project 
will utilize the groundwater well to such an extent as to substantially decrease local groundwater 
levels.   

Source:  Project Plans 

10.c. Substantially alter the existing drainage 
pattern of the site or area, including 
through the alteration of the course of a 
stream or river or through the addition of 
impervious surfaces, in a manner that 
would: 

   X 
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 i. Result in substantial erosion or 
siltation on- or off-site; 

   X 

Discussion:  The proposed cannabis cultivation will occur within existing greenhouses. No new 
buildings or structures are proposed. The applicant is not proposing to alter the existing drainage 
patterns on the Project site. 

Source:  Project Plans, Site visit 

 ii. Substantially increase the rate or 
amount of surface runoff in a manner 
which would result in flooding on- or 
off-site; 

   X 

Discussion:  The proposed project will continue to utilize the existing greenhouse buildings/ 
structures on the site.  No new buildings are proposed.  Absent any physical alteration of the site, 
there is no evidence to conclude that cannabis cultivation will increase the rate or amount of surface 
runoff above existing levels. 

Source: Project Plans, Site visit 

 iii. Create or contribute runoff water 
which would exceed the capacity of 
existing or planned stormwater 
drainage systems or provide 
substantial additional sources of 
polluted runoff; or 

   X 

Discussion:  See discussion under Question 10(c)(ii). 

Source:   

 iv. Impede or redirect flood flows?    X 

Discussion:  See discussion under Question 10(c)(i) and (ii). 

Source:   

10.d. In flood hazard, tsunami, or seiche 
zones, risk release of pollutants due to 
project inundation?  

   X 

Discussion:  See discussion under Questions 9(i), (j) and (k). 

Source:   

10.e. Conflict with or obstruct implementation 
of a water quality control plan or 
sustainable groundwater management 
plan? 

   X 

Discussion:  As discussed previously, the project will rely primarily upon surface water diverted 
(primarily) from Frenchman’s Creek.  There is an existing agricultural well on the Project site, 
however, the applicants do not anticipate needing to use this well since the permitted water storage 
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capacity exceeds their estimated water needs.  At the present time, there is no groundwater 
management plan in this area of the County, nor is there a specific water quality control plan for this 
particular area of the County.  As discussed previously, the project will comply with existing County 
stormwater control requirements as well as State requirements for handling and disposal of irrigation 
runoff from within the greenhouses. 

Source:  Project Plans, San Mateo County GIS 

10.f. Create or contribute runoff water that 
would exceed the capacity of existing or 
planned stormwater drainage systems or 
provide significant additional sources of 
polluted runoff? 

   X 

Discussion:  The proposed project will continue to utilize the existing greenhouse 
buildings/structures on the site.  No new buildings are proposed.  Absent any physical alteration of 
the site, there is no evidence to conclude that cannabis cultivation will increase the rate or amount of 
surface runoff above existing levels. 

Source:  Project Plans, Site visit 

10.g. Significantly degrade surface or ground-
water water quality? 

   X 

Discussion:  See discussion under Question 10(a). 

Source:   

10.h. Result in increased impervious surfaces 
and associated increased runoff? 

   X 

Discussion:  See discussion under Question 10(f). 

Source:   

 

11. LAND USE AND PLANNING.  Would the project: 

  Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

11.a. Physically divide an established 
community? 

   X 

Discussion:  There is no community adjacent to the Project site. 

Source:  Project Plans, Site visit, County GIS database 
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11.b. Cause a significant environmental impact 
due to a conflict with any land use plan, 
policy or regulation adopted for the 
purpose of avoiding or mitigating an 
environmental effect? 

   X 

Discussion:  The County’s cannabis cultivation ordinance directs cannabis cultivation towards 
vacant/underutilized greenhouses to minimize any potential land use related conflicts and revitalize 
the struggling greenhouse agricultural industry.  As such, this application furthers the County’s goal 
of reusing the underutilized greenhouse market and ensuring continued employment opportunities 
within the County’s agricultural workforce. 

Source:  Project Plans, County Cannabis Cultivation Ordinance 

11.c. Serve to encourage off-site development 
of presently undeveloped areas or 
increase development intensity of 
already developed areas (examples 
include the introduction of new or 
expanded public utilities, new industry, 
commercial facilities or recreation 
activities)? 

   X 

Discussion:  There is no evidence to suggest that approval of the proposed project (cultivation of 
cannabis within existing greenhouses) will encourage off-site development or require the need for 
new or expanded public utilities. 

Source:  Project Plans 

 

12. MINERAL RESOURCES.  Would the project: 

  Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

12.a. Result in the loss of availability of a 
known mineral resource that would be of 
value to the region or the residents of the 
State? 

   X 

Discussion:  The proposed project will utilize existing greenhouses and does not propose to 
convert any new lands or areas. The Project site has not been identified as a site of known mineral 
resources. 

Source:  Project Plans, SMCo. GIS 

12.b. Result in the loss of availability of a 
locally important mineral resource 
recovery site delineated on a local 
general plan, specific plan or other land 
use plan? 

   X 
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Discussion:  See discussion under Question 12(b). 

Source:   

 

13. NOISE.  Would the project result in: 

  Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

13.a. Generation of a substantial temporary or 
permanent increase in ambient noise 
levels in the vicinity of the project in 
excess of standards established in the 
local general plan or noise ordinance, or 
applicable standards of other agencies? 

  X  

Discussion:  The existing greenhouses are equipped with exhaust fans which generate, on 
average, 80 dB of noise, when measured ten feet from the source.  There are two residences on 
agricultural parcels adjacent to the Project site.  The closest residence, 840 Frenchman’s Creek 
Road, is approximately 400 feet to the southwest of the nearest greenhouse.  Sound pressure levels 
decrease by 6 dB with the doubling of the distance from noise source to receptor.  Based upon this 
ratio, noise levels generated by the use of the exhaust fans in these closest greenhouses should be 
in the range of 45 to 50 dB.  This is on par with the noise levels generated by a refrigerator within a 
home (typically 50 dB).  The other nearby residence, 511 Frenchman’s Creek Road, is 
approximately 800 feet away from the nearest greenhouse.  Based upon the ratio, noise from 
exhaust fans in these greenhouses should be less than 45 dB.  This level of noise does not violate 
County noise regulations (Ordinance Code Chapter 4.88) nor does it conflict with EPA noise limits 
designed to protect hearing. 

Source:  SMCo. GIS; Center for Hearing and Communication, “Common Environmental Noise Levels” 

13.b. Generation of excessive ground-borne 
vibration or ground-borne noise levels? 

   X 

Discussion:  Typical sources of ground-borne vibration or noise include construction (i.e. – grading 
of a site prior to construction) or the use of manufacturing equipment (for example a metal lathe or 
grinding equipment).  As stated previously, no new construction is proposed nor are the applicants 
proposing to utilize heavy industrial equipment that would generate ground-borne vibration or noise. 

Source:  Project Plans, Site Visit 

13.c. For a project located within the vicinity of 
a private airstrip or an airport land use 
plan or, where such a plan has not been 
adopted, within 2 miles of a public airport 
or public use airport, exposure to people 
residing or working in the project area to 
excessive noise levels? 

   X 
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Discussion:  The Project site is not within an airport land use plan or within 2 miles of an airport or 
private airstrip. 

Source:  SMCo. GIS 

 

14. POPULATION AND HOUSING.  Would the project: 

  Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

14.a. Induce substantial unplanned population 
growth in an area, either directly (for 
example, by proposing new homes and 
businesses) or indirectly (for example, 
through extension of roads or other 
infrastructure)? 

   X 

Discussion:  The proposed project involves the re-use of existing agricultural buildings.  No new 
public infrastructure such as roads or sewer lines are proposed.  No new homes are proposed.  The 
project would not generate a significant number of new employees.  The applicants anticipate 
approximately eight full-time staff will be on-site each day with potentially eight more part-time staff 
on-site as needed during harvest periods.  The applicants, based on information provided by the 
previous agricultural operator, estimate that approximately 10 to 20 people were actively employed 
at the Project site over the last five to ten years.  In accordance with Section 5.148.060 of the 
County’s Cannabis Cultivation Ordinance, the applicants plan to hire a majority of their labor force 
from within the existing Coastside agricultural labor pool. 

Source:  Project Plans; County Cannabis Cultivation Ordinance 

14.b. Displace substantial numbers of existing 
people or housing, necessitating the 
construction of replacement housing 
elsewhere? 

   X 

Discussion:  The Project site is an agricultural greenhouse complex. There is no existing housing 
on the Project site. 

Source:  Project Plans 
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15. PUBLIC SERVICES.  Would the project result in substantial adverse physical impacts 
associated with the provision of new or physically altered government facilities, the need for 
new or physically altered governmental facilities, the construction of which could cause 
significant environmental impacts, in order to maintain acceptable service ratios, response 
times or other performance objectives for any of the public services: 

  Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

15.a. Fire protection?    X 

15.b. Police protection?    X 

15.c. Schools?    X 

15.d. Parks?    X 

15.e. Other public facilities or utilities (e.g., 
hospitals, or electrical/natural gas supply 
systems)? 

   X 

Discussion:  The proposed project does not include a residential component nor is it anticipated 
that the proposed business will cause a significant population increase such that existing schools, 
parks and other public facilities would be negatively impacted.  The Project site is already developed 
and fire breaks and other fire prevention measures have been maintained by the previous owner.  
The current applicants have submitted a fire prevention plan which will be implemented on a regular 
basis to reduce the threat of wildland fire to the Project site as much as possible.  The applicants 
have submitted a detailed surveillance and security plan as required by the County’s cannabis 
ordinance.  There is no evidence to suggest that permitting cultivation at this site will require an 
increase in Sheriff patrols or responses to calls such that additional Sheriff staffing would be 
required for this area of the County. 

Source:  Project Plans, Site Visit 

 

16. RECREATION.  Would the project:   

  Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

16.a. Increase the use of existing 
neighborhood or regional parks or 
other recreational facilities such that 
substantial physical deterioration of the 
facility would occur or be accelerated? 

   X 

Discussion:  As discussed previously, the proposed project does not include a residential 
component nor is it anticipated that the proposed business will cause a significant population 
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increase such that existing neighborhood or regional parks and other public facilities would be 
negatively impacted.   

Source:  Project Plans 

16.b. Include recreational facilities or require 
the construction or expansion of 
recreational facilities which might have 
an adverse physical effect on the 
environment? 

   X 

Discussion:  No new recreational facilities are proposed as part of this project, nor is it anticipated 
that the project will generate population growth which might require new or expanded recreational 
facilities. 

Source:  Project Plans 

 

17. TRANSPORTATION.  Would the project: 

  Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

17.a. Conflict with a program plan, ordinance 
or policy addressing the circulation 
system, including transit, roadway, 
bicycle and pedestrian facilities, and 
parking? 

  X  

Discussion:  As stated previously, the proposed project will re-use the existing greenhouse 
complex, where historically fruit, vegetables and flowers were grown both indoors and outdoors.  
Based upon information provided verbally by the previous property owner, 10 – 20 workers were 
employed at different times depending upon the season and market demand for the plants and fruit 
grown on the site.  The applicants anticipate approximately eight full time staff will be on-site each 
day with potentially eight more part-time staff on-site as needed during harvest periods.  Additionally, 
it is anticipated that 2 – 5 delivery vans/trucks will drive to the site on a daily basis.  This activity level 
would result in an estimated 20 – 42 vehicle trips per day.  

The public road which serves the Project site (Frenchman’s Creek Road) is a two lane paved road 
that serves eight other residences/agricultural operations.  There is no evidence to suggest that an 
increase of 20 - 42 trips per day will significantly impact the effectiveness of this road or the road 
network within the Mid-Coast area in general. In addition, the proposed re-use, while an increase 
from the current reduced activity level on site, is unlikely to generate significantly more traffic than 
historic levels at the site. 

The Project site is at the end of Frenchman’s Creek road, which is a rural residential/agricultural 
road.  As such, the road does not provide dedicated pedestrian or bicycle facilities.  However, there 
is no aspect of the project that would preclude the construction of such facilities in the future if the 
road were designated for such uses. 

Source:  Project Plans, San Mateo Co. GIS, Site visit 
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17.b. Would the project conflict or be 
inconsistent with CEQA Guidelines 
Section 15064.3, Subdivision (b) Criteria 
for Analyzing Transportation Impacts? 

   X 

Discussion:  CEQA Guidelines Section 15064.3 establishes a new method for analyzing certain 
transportation impacts created by a proposed project.  Under the new requirements, circulation 
impacts must be analyzed based on vehicle miles traveled (VMT). For a land use project, if the 
estimated VMT exceeds an established threshold of significance, then it could be a significant 
impact.  Each Lead Agency is responsible for establishing their own thresholds of significance and 
has until July 1, 2020 to do so.  At this time, San Mateo County has not adopted VMT thresholds of 
significance, but the responsible County departments (Public Works and Planning) are working on 
this threshold with the aim of adopting a threshold by the required deadline.  Until such time as the 
required threshold is established, the County’s existing standard of analysis (Level of Service) is the 
applicable standard of review. 

Source:  Staff Analysis 

17.c. Substantially increase hazards due to a 
geometric design feature (e.g., sharp 
curves or dangerous intersections) or 
incompatible uses (e.g., farm 
equipment)? 

   X 

Discussion:  As stated previously, the project will re-use existing greenhouse structures on the 
Project site; as such there are no road or structural design features which could create a hazard.  No 
activities will occur off site (such as movement of farm equipment). 

Source:  Project Plans, San Mateo Co. GIS 

17.d. Result in inadequate emergency 
access? 

   X 

Discussion:  Access to the Project site is via Frenchman’s Creek Road, which is an existing paved 
road 12 – 19 feet in width.  This is the same road configuration that existed when previous building 
permits for greenhouses were approved by the Fire Department on the Project site.  The applicants 
are not proposing to change this access.  The project will not create any impediments to travel along 
this existing road.  As can be seen in the Civil Engineering set of project plans (Attachment A – 
Pages 7 & 8), the applicants have demonstrated that an emergency vehicle can safely maneuver in 
and around the buildings on the Project site. 

Source:  Project Plans, San Mateo Co. GIS, Site visit 

 

18. TRIBAL CULTURAL RESOURCES.  Would the project: 

  Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

18.a. Cause a substantial adverse change in 
the significance of a tribal cultural 

   X 
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resource, defined in Public Resources 
Code Section 21074 as either a site, 
feature, place or cultural landscape that 
is geographically defined in terms of the 
size and scope of the landscape, sacred 
place, or object with cultural value to a 
California Native American tribe, and 
that is: 

 i. Listed or eligible for listing in the  
California Register of Historical 
Resources, or in a local register of 
historical resources as defined in 
Public Resources Code section 
5020.1(k) 

   X 

Discussion:  The Project site has been developed with greenhouses for over 30 years.  There is no 
evidence that the site contains historic or cultural resources.  The proposed license will re-use the 
existing greenhouses. No new development is proposed. 

Source:  Project Plans, SMCo. GIS 

 ii. A resource determined by the lead 
agency, in its discretion and 
supported by substantial evidence, 
to be significant pursuant to criteria 
set forth in Subdivision (c) of Public 
Resources Code Section 5024.1.  
(In applying the criteria set forth in 
Subdivision (c) of Public Resource 
Code Section 5024.1, the lead 
agency shall consider the 
significance of the resource to a 
California Native American tribe.) 

   X 

Discussion:  See discussion under Questions 5(c) and 18(a)(i).   

Source:   

 

19. UTILITIES AND SERVICE SYSTEMS.  Would the project: 

  Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

19.b. Require or result in the relocation or 
construction of new or expanded water, 
wastewater treatment or stormwater 
drainage, electric power, natural gas, or 

  X  
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telecommunications facilities, the con-
struction or relocation of which could 
cause significant environmental effects? 

Discussion:  The applicants are proposing to use a hydroponic growing system which minimizes 
the production of irrigation tail water.  To maintain suitable growing conditions, wastewater is 
discharged from hydroponic systems when the irrigation water contains excessive salinity or 
nutrients.  Irrigation tail water is generated when excess water drains from the growth media. 
Irrigation tail water or hydroponic wastewater may contain nutrients (e.g., phosphate or nitrate), 
salinity constituents (e.g., sodium, chloride, potassium, calcium, sulfate, magnesium), and other 
constituents (e.g., iron, manganese, zinc, molybdenum, boron, and silver). Other sanitation-based 
wastewaters may also be generated at indoor commercial cannabis cultivation sites. These 
miscellaneous industrial wastewaters may contain biocides, bleach mixtures, or other chemical 
waste streams.  

The proposed cultivation activities will not require the need for new water or wastewater facilities.  
With regards to wastewater, what little irrigation tail water, hydroponic wastewater, or other 
miscellaneous industrial wastewater that is generated by the hydroponics growing system will be 
discharged to a collection tank. The wastewater in the collection tank will be regularly collected by 
an authorized waste hauler who will dispose of the wastewater at a licensed community sewer 
system treatment facility, consistent with the Water Board’s sewer system requirements and as 
approved by the Water Board.   

The State Water Resources Control Board (SWRCB or Water Board) regulates the discharge of 
waste materials that could affect the quality of the waters of the state.  Water Code section 13260 
requires that any person discharging waste or proposing to discharge waste that could affect the 
quality of the waters of the state must file a report of waste discharge to obtain coverage under 
waste discharge requirements (WDRs) or a waiver of WDRs.  In establishing a regulatory program 
for cannabis cultivation, SWRCB has created a tiered system depending upon the type (indoor or 
outdoor) and size of cultivation.  Commercial cannabis cultivation activities that occur within a 
structure with a permanent roof, a permanent impermeable floor (e.g., concrete or asphalt paved), 
and that discharge irrigation tail water, hydroponic wastewater, or other miscellaneous industrial 
wastewaters from indoor cannabis cultivation activities to an on-site wastewater treatment system 
(such as a septic tank and leach field), must obtain separate regulatory authorization (e.g., WDRs, 
conditional waiver of WDRs, or other permit mechanism) to discharge the wastewater.  

The applicants have applied for and received a Conditional Waiver of Water Quality from the Water 
Board.  As such, the project has complied with the Water Board’s “Cannabis Cultivation Policy” and 
“General Waste Discharge Requirements”.  The cultivation activities will not exceed the wastewater 
treatment requirement of the Water Board.  The project does not require the upgrading of any 
existing storm or waste water treatment systems. 

Source:  Cannabis Cultivation Policy - Principles and Guidelines for Cannabis Cultivation, State Water Resources 

Control Board, October 2017; Notice Of Applicability, Conditional Waiver Of Water Quality Order WQ-2017-0023-DWQ, 
Half Moon Grow, Inc, San Mateo County, San Francisco Bay Regional Water Quality Control Board 

19.d. Have sufficient water supplies available 
to serve the project and reasonably 
foreseeable future development during 
normal, dry and multiple dry years? 

   X 

Discussion:  The project parcel has established rights with the SWRCB to divert 10.66 acre-feet 
(3.5 million gallons) of water per year from Frenchman’s Creek, which borders the project parcel to 
the north.  Diversion is only allowed from January 1 through March 31 of each year.  Surface water 
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from Frenchman’s Creek is diverted via a weir with an adjustable height that is set each year based 
on the required bypass flow in the creek. The surface water that overtops the weir flows into a series 
of settling basins and is pumped to interim sedimentation storage tanks. From there, the main pump 
house pumps surface water to the reservoir and storage tanks on top of the hill (that overlooks the 
greenhouse complex).  Additionally, during an average year, rainfall over the reservoir results in an 
additional 1.12 acre-feet (365,000 gallons) of water capture.  This water collection system is already 
existing and was previously operated in the same manner for prior agricultural operations on the 
site. 

Based upon records for other cannabis operations that the applicants maintain in Humboldt County, 
it is estimated that the project will generate the following water demand:  

Nursery Stock 

Proposed canopy area for nursery stock is 41,843 sq. ft. and requires 7.5 gallons per sq. ft. of 
irrigation each year. Total demand for nursery stock is 313,822 gallons per year. 

Mature Cultivation Stock 

Proposed canopy area for mature cultivation stock is 42,228 sq. ft. and requires 10 gallons per sq. ft. 
of irrigation each year. Total demand for mature cultivation stock is 422,280 gallons per year. 

Incidental Use 

Incidental use includes all other miscellaneous water uses, such as equipment washing, dust 
control, fire protection, domestic (treated) use, other agriculture use, etc. The water demand for 
incidental use is approximately 100,000 gallons per year.  

Altogether, the total proposed water demand for cannabis cultivation operations is 836,102 gallons 
per year, where average yearly supply will be over 3.5 million gallons.  Based upon these estimates, 
existing water supply facilities are adequate and there will be no impact. 

The applicants are not proposing any additional greenhouse structures on the site.  The ability to 
construct additional greenhouses is constrained by the proximity to biotic resource buffer areas.   

Source:  Notice Of Applicability, Conditional Waiver Of Water Quality Order WQ-2017-0023-DWQ, Half Moon Grow, Inc, 

San Mateo County, San Francisco Bay Regional Water Quality Control Board; Water Supply Memorandum, BKF 
Engineering, January 2019 

19.e. Result in a determination by the waste-
water treatment provider which serves 
or may serve the project that it has 
adequate capacity to serve the project’s 
projected demand in addition to the 
provider’s existing commitments? 

   X 

Discussion:  The Project site is not connected to a municipal wastewater treatment system. 

Source:  Project Plans 

19.f. Generate solid waste in excess of State 
or local standards, or in excess of the 
capacity of local infrastructure, or 
otherwise impair the attainment of solid 
waste reduction goals? 

   X 

Discussion:  For all non-cannabis waste materials, disposal shall be at the County’s only landfill – 
Ox Mountain, which currently has sufficient space to accommodate the anticipated waste stream 
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from this site.  All cannabis-related plant waste (i.e. – regulated material) must be either disposed of 
at a regulated site or, as proposed for this project, composted on site for use as fertilizer. 

Source:  Project Plans 

19.g. Comply with Federal, State, and local 
management and reduction statutes and 
regulations related to solid waste? 

   X 

Discussion:  See discussion under Question 19(f). 

Source:   

 

20. WILDFIRE.  If located in or near state responsibility areas or lands classified as very high fire 
hazard severity zones, would the project: 

  Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

20.a. Substantially impair an adopted 
emergency response plan or emergency 
evacuation plan? 

   X 

Discussion:  The Project site is located in an area designated as a “Very High Fire Hazard Risk” on 
the State’s Fire Hazard Severity Zone maps.  The Project site is accessed from Highway 1 via an 
approximately one mile long paved road (Frenchman’s Creek Road).  The road varies in width 
between 12 – 19 feet along its length.  This access route has been reviewed and approved by the 
Coastside Fire Protection District (and its predecessor) at various times when reviewing building 
permit applications for construction of the various buildings on the Project site. 

San Mateo County has an adopted emergency evacuation plan for the Urban Mid-Coast area.  
There is no component of this project that will interfere with this plan.  The project will not create new 
residences that could increase the number of people that might be trapped during an emergency 
event.  There are no residences further up the canyon or surrounding hills that utilize the segment of 
Frenchman’s Creek Road that runs through the Project site.  While there will be a secured gate at 
the entrance to the Project site, the Coastside County Fire Protection District will have access to the 
required Knox Box at the gate.  This will allow the fire access into and through the Project site if 
necessary.   

Source:  Project Plans, Site visit, County GIS database 

20.b. Due to slope, prevailing winds, and other 
factors, exacerbate wildfire risks, and 
thereby expose project occupants to, 
pollutant concentrations from a wildfire or 
the uncontrolled spread of a wildfire? 

  X  

Discussion:  The Project site sits within a canyon surrounded by hillsides covered with brush.  For 
the Half Moon Bay area, prevailing winds tend to come from the west or north.  Prevailing winds 
from the west would tend to diminish the threat of uncontrolled spread of wildfire towards the 
greenhouse complex.  Generally, if a wildfire were to break on one of the adjacent hillsides and the 



41 

wind is coming from the west, it would push the fire and smoke away from the complex and towards 
the uninhabited surrounding hill country.  It should be noted that the Project site has been developed 
with greenhouses and supporting buildings for over 40 years.  No aspect of the project will 
exacerbate the existing level of fire hazard posed to the existing greenhouse structures or 
surrounding areas.  In fact, the construction of additional fire protection measures, as described 
below, and the reintroduction of a regular employee presence may help report and contain wildfires 
if they were to break out on the surrounding hillsides. 

Source:  Weatherspark.com: “Average Weather in Half Moon Bay area”; Site Visit; County GIS database 

20.c. Require the installation or maintenance 
of associated infrastructure (such as 
roads, fuel breaks, emergency water 
sources, power lines or other utilities) 
that may exacerbate fire risk or that may 
result in temporary or ongoing impacts to 
the environment? 

  X  

Discussion:  The greenhouse complex with its associated roads and water infrastructure (source 
and delivery to the site) exists now and have been described previously.  No changes are required 
for these infrastructure components.  In response to comments received from the Coastside Fire 
Protection District, the applicants are proposing to install additional fire hydrants within the complex 
to ensure adequate fire suppression water supply to all structures proposed for cultivation use.  The 
additional hydrants are proposed in previously disturbed or paved areas.  As required by the 
California Fire Code and Public Resources Code Section 4291, the applicants are required to 
maintain the existing defensible fuel break around all structures on the site.  These measures will 
reduce fire risk on the site and there is no evidence to suggest that maintaining the existing fuel 
breaks will cause an ongoing impact to the environment. 

Source:  2013 California Fire Code; California Public Resources Code Section 4291; Project Plans 

20.d. Expose people or structures to 
significant risks, including downslope or 
downstream flooding or landslides, as a 
result of runoff, post-fire slope instability, 
or drainage changes?  

  X  

Discussion:  The slopes surrounding the greenhouse complex are covered primarily with low brush 
with some trees scattered within the brush.  If a catastrophic wildfire were to burn through these hills, 
it could potentially leave the adjacent slopes denuded and susceptible to instability if heavy rains 
were to occur before replacement vegetation was able to take hold.  The soils on the adjacent 
hillsides is primarily Farallone course sandy loam which has a rapid rate of permeability and low 
erosion hazard rating.  While landslide hazard cannot be ruled out, given the soil characteristics, the 
more likely effect of heavy rainfall on these barren slopes would be accelerated erosion of sandy 
material. 

The existing greenhouses are non-habitable structures and the number of persons predicted to be 
on the Project site at any time is relatively low.  In terms of danger to occupants of these buildings, 
the risk is relatively low given the distance of the buildings to the base of the surrounding slopes (in 
the 30 – 40 foot range). Because of the distance of the existing buildings to the base of the 
surrounding slopes and the soil characteristics, risk due to post-fire landslide is less than significant. 

Source:  Soil Survey, San Mateo County, by U.S. Dept. of Agriculture Soil Conservation Service; Project Plans 
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21. MANDATORY FINDINGS OF SIGNIFICANCE. 

  Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

21.a. Does the project have the potential to 
substantially degrade the quality of the 
environment, substantially reduce the 
habitat of a fish or wildlife species, cause 
a fish or wildlife population to drop below 
self-sustaining levels, threaten to 
eliminate a plant or animal community, 
substantially reduce the number 
or restrict the range of a rare or 
endangered plant or animal or eliminate 
important examples of the major periods 
of California history or prehistory? 

 X   

Discussion:  A potentially significant impact related to odor was identified and mitigation measures 
were proposed which will reduce this impact to a less than significant level.  Potential impacts to 
steelhead due to potential de-watering of Frenchman’s Creek were discussed in the Biological 
Resources section of this report.  A mitigation measure which matches the restrictions of the 
project’s LSAA was included to address this potential impact.  Potential impacts to roosting bats was 
also discussed and a mitigation measure to address any potential impacts to these species of 
concern was included.  

Because the project will re-utilize existing greenhouse buildings and no new construction is 
proposed, it is not expected to degrade the quality of the environment, or substantially reduce 
habitat or affect populations of any wildlife, fish, or plant species.  It has been determined that re-use 
of the existing greenhouse buildings will not have any impact on any examples of the major periods 
of California history or prehistory. 

Source:   

21.b. Does the project have impacts that are 
individually limited, but cumulatively 
considerable?  (“Cumulatively consider-
able” means that the incremental effects 
of a project are considerable when 
viewed in connection with the effects of 
past projects, the effects of other current 
projects, and the effects of probable 
future projects.) 

  X  

Discussion:  The project will not have impacts to agriculture or forestry resources, mineral 
resources, or population and housing that would combine with other projects.  The proposed 
cannabis cultivation activities could have potential impacts with respect to odors.  However, such 
impacts would be limited to the Project site and, where necessary, mitigated such that they would 
not substantially combine with other off-site impacts.  
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For the reasons presented in the above document, the proposed project is not expected to result in 
adverse impacts to human beings, either directly or indirectly.  All impacts identified in this document 
are less than significant, or reduced to less than significant levels with implementation of mitigation 
measures, and the project’s incremental contribution to potential cumulative impacts will not be 
cumulatively considerable.  Therefore, the project’s impact is considered less than significant. 

Source:   

22.c. Does the project have environmental 
effects which will cause substantial 
adverse effects on human beings, either 
directly or indirectly? 

  X  

Discussion:  See Question 22(b) above. 

Source:   

 

RESPONSIBLE AGENCIES.  Check what agency has permit authority or other approval for the 
project. 

 

AGENCY YES NO TYPE OF APPROVAL 

Bay Area Air Quality Management District  

X  

Limited Use Stationary 
Compression Ignition (Diesel) 
Engines in Agricultural Use 
registration 

Caltrans  X  

City  X  

California Coastal Commission  X  

County Airport Land Use Commission (ALUC)  X  

Other: California Department of Food and 
Agriculture (CalCannabis Cultivation Licensing)  

X  
Annual Cannabis Cultivation 
License 

Regional Water Quality Control Board 

X  

Notice of Applicability, 
Conditional Waiver of Water 
Quality Order WQ-2017-0023-
DWQ 

San Francisco Bay Conservation and 
Development Commission (BCDC) 

 X  

Sewer/Water District:  X  

State Department of Fish and Wildlife  
X  

Lake and Streambed 
Alteration Agreement 

State Department of Public Health  X  

State Water Resources Control Board   X  
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AGENCY YES NO TYPE OF APPROVAL 

U.S. Army Corps of Engineers (CE)  X  

U.S. Environmental Protection Agency (EPA)  X  

U.S. Fish and Wildlife Service   X  

 

MITIGATION MEASURES 

 Yes No 

Mitigation measures have been proposed in project application.  X 

Other mitigation measures are needed. X  

The following measures are included in the project plans or proposals pursuant to Section 
15070(b)(1) of the State CEQA Guidelines: 

Mitigation Measure 1:  Prior to the issuance of the requested Type 2B or 3B (Mixed Light, 
Cultivation) licenses, the applicant shall install a carbon filter system (or a comparable system) on 
the exhaust outlets for all buildings that will contain flowering cannabis plants or their product.  
This includes the greenhouses and the drying and processing buildings.  The applicant shall also 
submit a maintenance plan (which includes record keeping) for review and approval prior to 
issuance of the requested licenses. 

Mitigation Measure 2:  From the California Department of Fish and Wildlife Lake and Streambed 
Alteration Agreement for the Half Moon Grow (37 Frenchman’s Creek Road) cannabis cultivation 
license: 

 The season of diversion (from Frenchman’s Creek) shall be limited from January 1 to March 
31 of each year ("forbearance period"). From April 1 to December 31, all water shall be 
allowed to pass the point of diversion. 

 

 The maximum instantaneous rate of withdrawal (from Frenchman’s Creek) shall not exceed 
0.4 cubic feet per second (cfs) or 180 gallons per minute (gpm) at any time. The maximum 
amount of water to be diverted in any one year shall not exceed 10.66-acre feet. 

 

 No water shall be diverted until at least 2.8 cfs is allowed to bypass the existing point of 
diversion (in Frenchman’s Creek). 

Mitigation Measure 3:  If any buildings that may provide habitat for any species of bat will be 
significantly altered, modified, or if activities could result in a disturbance to roosting bats, a bat 
roost survey shall be performed during the appropriate roosting period (April 1 to September 15) 
prior to any modification, and if bats are present, CDFW shall be consulted before any change in 
use or modification of the building occurs. 

 

DETERMINATION (to be completed by the Lead Agency). 

On the basis of this initial evaluation: 
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